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Chapter 1: Introduction 
1.1 Research Background 
Since the beginning of the ‘reform and opening up’ policy in 1978, China has 
experienced remarkable economic growth. In the last three decades, per capita gross domestic 
product (GDP) has grown so much that by 2008 it was sixty times higher than in 1978. In 
1991, Chinese leaders began introducing a market economy on the mainland. Since then, 
China has maintained a GDP annual growth rate of more than 8% per year. Such rapid 
economic growth has brought about drastic expansion and transformation of China’s major 
cities. Under the open-up policy, and with the market economy deepening, land has been 
rented for large-scale development, and urban development has become more intensive (GU 
Jiang, 2014). 
How did this rapid transformation and development happen? Compared to Western 
countries, it is clear that China’s political system is very special. A powerful central 
government with good executive abilities ensured that top-down reform was conducted in a 
stable and efficient way to change this big country.  
The policy change set up institutional conditions for urban land development; moreover, 
urban transformation brought about changes in the social and economic levels of Chinese 
cities. Thus, policy change, urban transformation, and changes in social and economic 
characteristics together formed the comprehensive transformation of Chinese cities. The most 




The skeleton spatial structure of Beijing is organized by six concentric ring roads. With 
the increase in residential areas and decrease in industrial areas, Beijing has experienced and 
continues to experience rapid expansion in the suburbs and large-scale redevelopment in the 
core. Meanwhile, the urban population of Beijing has tripled over the past thirty years. 
Beginning in 1978, a large number of migrants moved into Beijing city, becoming the driving 
force behind this population explosion. The year of the reform and opening up policy, the 
local population of Beijing was around 8.4 million, and there were only 218,000 migrants. By 
2000, these numbers had grown to 11 million and 2.5 million, respectively, and by 2010, they 
were 12.5 million and 7.4 million. 
This dissertation focuses on the Beijing metropolitan area, and in particular, analyzes the 
actual redevelopment of the inner areas, and the social and economic characteristics of 
migrants living in the suburbs. These phenomena may be said to be representative of the 
spatial transformation of Beijing after comprehensive reform and the opening up policy began 
in 1993. 
1) The ‘reform and opening up’ policy 
The ‘reform and opening up’, sometimes called the ‘Chinese economic reform’ began in 
December 1978, with Deng Xiaoping leading its implementation. The process of reform and 
opening up is divided here into two stages. The first stage, in the late 1970s and early 1980s, 
involved the decollectivization of agriculture, the opening up of the country to foreign 
investment, and the granting of permission for entrepreneurs to start businesses. Approaches 
to reform and opening up in the first stage became stagnate in the late 1980s.  Most industry 




China in 1992 and argued strongly for the necessity of advancing the policy of reform and 
opening up. Thus, the second stage of reform, beginning in 1993, involved the privatization 
and contracting out of much state-owned industry, and the lifting of price controls, 
protectionist policies, and regulations, although state monopolies in sectors such as banking 
and petroleum remained. The private sector grew remarkably, accounting for as much as 70% 
of China’s GDP by 2005 (Peter, 2005).  
During the ‘Cultural Revolution’, Beijing city, as the capital of socialist China, played a 
role as the political center, reflecting political movements. However, after the ‘reform and 
opening up’ began, leaving behind the Maoist planned economy, the new approach was a 
commodity economy with planning and market regulations. Foreign investment began to flow 
in. Hotels, offices, shopping malls, housing developments, and cultural and exhibition centers 
were built. Large housing districts, subway extensions and the second and third ring roads 
were completed in the late 1980s. 
After Deng’s speech during his tour of southern China, a “socialist market economy” 
became the set policy in late 1992. Reforms that had stopped in the late 1980s were restarted. 
Owing to this promotion of a market economy, the right to urban land use came to be traded. As a 
result, urban development was activated, and investment and development became more 
intensive. The built-up area of Beijing increased from 340 sq. km in 1980 to 466.98 sq. km in 
1994 (Beijing statistic yearbook 1995).  
2) The changes of industrial structure 
The industrial structure changed with economic growth, and in turn promoted changes in 




industries changed dramatically. The percentages of third industrial structures in China 
changed from 28.1, 48.2, and 23.7 in 1978 to 3.6, 54.1, 42.3 in 2008. Under the market 
economy, the tertiary sector was the key to urban economic growth. In Beijing, a large 
amount of agricultural and industrial land was replaced by residential areas and green space. 
Since China launched the reform and opening up policy, especially after the urban 
reform of the 1990s, cities’ role as regional centers have been consolidated, and some cities 
have changed their urban functions from production centers to service centers. These cities 
have experienced the rapid growth of a service economy, and have also witnessed urban 
spatial restructuring and function shifting.  
Since 1978, the tertiary industry of Beijing has achieved fast development, which has 
maintained a growth level higher than that of the national average. Under the opening up 
policy, Beijing city has become not only the administrative center and industrial base, but also 
the educational, cultural and research center of China. Heavy industry moved out of Beijing 
city, and creative industry parks moved in. For example, the Capital Iron and Steel factory 
moved out of Beijing because it needed to consume large amounts of water. The creative 
industry parks attracted many skilled workers and multinational corporations. Most of these 
creative industry parks are located outside the fourth ring road, surrounded by large areas of 
residential buildings. 
3) The urban transformation in Beijing 
The physical urban transformation can be understood in terms of the expansion of 
built-up areas, construction of infrastructure, upgrade of the transportation system, setting up 




the Peoples’ Republic of China until the 1980s, urban construction in Beijing meant 
construction of important facilities. For example, the Beijing railway station, the National 
Library, and the Capital International Airport were the main construction projects before 1990. 
These projects were not areal development but separate buildings. 
 After the comprehensive reform and opening in 1992, however, the primary 
construction projects in Beijing shifted to development of larger areas. In the core, the 
Wangfujing Street and QianMen area were redeveloped into a shopping center, and the Xidan 
area was redesigned as the financial center. In suburban areas, many residential areas 
characterized by commercial high-rise housing and large-scale creative industry bases were 
constructed, such as the ZhongGuanCun high-tech Industry Park. 
Since 2000, more and more development projects have been published for Beijing. The 
Beijing CBD was altered to meet the need for office buildings and business centers. At the 
same time, large areas of high-rise residential buildings were constructed in suburban Beijing. 
On the other hand, the county yards, unit yards, and temporary buildings were replaced 
by high-rise commercial or residential buildings, especially in the core. Both suburban 
expansion and core-area redevelopment contributed to the urban transformation of Beijing.  
4) The improvement of traffic conditions 
Since the establishment of the People's Republic of China, the central government had 
attempted to construct a ring road system in Beijing after the model of Moscow. Due to the 
unit yard system, citizen didn’t have a very strong demand for travel. However, with the 
disappearance of the unit yard, jobs and residences began to separate, creating a higher 




The length and scope of the ring roads, highways and subway lines were increased 
significantly. After 2000, the fourth, fifth and sixth ring roads were completed, and all the ring 
roads became urban expressways. The highways linked the core area with the suburbs, and 
provided much more convenient conditions for people’s holiday travel. 
Beijing Metro has more than 527 km of subway and 18 lines; it is the world's 
second-largest city subway system. In 2014, the annual number of passengers riding the 
Beijing Metro exceeded 3.2 billion. The rail transit network density in Beijing will reach 
about 1.29 km per sq. km in 2020, meeting or exceeding the level of other international cities 
like Tokyo and New York (Beijing transportation information center, 2014). 
Furthermore, Beijing is the railway transportation center of China. There are four railway 
stations in Beijing. The Beijing station constructed in 1959 is now mainly responsible for the 
railway line to Northeast China. The Beijing south railway station handles the 
Beijing-Shanghai high-speed and other southeast-directed trains, one of the most important 
rail lines linking the two biggest cities in China. 
5) The Adjustment of housing supply system 
The adjustment of the housing distribution system also affected the transformation of 
Beijing city. With the disintegration of the unit yard system, the welfare housing policy was 
canceled. People were no longer bound inside the unit yard, but had to look for jobs and 
housing in the market. Migrants began to appear, and some of them wanted to stay in Beijing. 
They needed real estate developers to address their housing needs. 
In some ways, the disintegration of the unit yard system led to a renewal process. The 




entrusted to real estate developers through land public auctions. Residents who used to live in 
the unit yards had to face their demolition; most of them bought commercial housing in 
suburban areas. 
6) The influence of globalization 
Since China joined the WTO in 2001, Beijing city as the capital of China has entered the 
stage of globalization. Since 2000, the commercial areas of Beijing have been transformed, 
from shopping and financial centers to the Integrated Business District. Compared with the 
old commercial centers, the newly developed commercial area has more office buildings and 
high-quality infrastructure. For example, the total number of enterprises in the Beijing CBD is 
about 3000, with 500 multinational corporations, 570 foreign representative offices, 150 
foreign-funded banks, insurance companies and agencies, as well as 200 intermediary 
services. There are more than 3 million sq. m of existing business infrastructure facilities 
accommodating hundreds of famous multinational companies and financial agencies, such as 
Motorola, Hewlett Packard, Ford, Samsung, BNP Parisbas Group, UBS AG (website of the 
Beijing central business district). 
7) The change of social and economic characteristics in Beijing 
In China, a population control system called ‘the household registration system’ was in 
place before the open-up policy. This system was intended to ensure local residents’ right of 
employment, education, and social welfare, and to limit population migration (Yu, 2007). As 
the system was strictly enforced, people were not able to change their registration 
information. 




look for better work opportunities in cities, especially in megacities. This group gave up 
stable jobs and situations in their hometowns; they became migrants. The urban population of 
Beijing has tripled over the previous three decades. The remarkable increase in migrants was 
the driving force behind this explosion in the Beijing population  
In addition, with the flexible application of ‘the household registration system’ and 
increase of regional and social disparity in income, residents’ living and working pattern 
changed significantly. More and more residents gave up stable jobs in state-owned enterprises, 
and sought job opportunities in multinational companies or private enterprises. Unlike the 
state-owned enterprises, multinational companies and private enterprises do not have a unit 
yard; they chose to rent offices in the commercial centers of Beijing. 
1.2 Research questions and methodology  
1) Research questions 
In order to understand the comprehensive transformation of Beijing since the 1990s, 
three research questions will be addressed. 
a) The urban physical transformation in both inner and suburban areas of Beijing 
What is the process and pattern of urban land use/land cover change in both central and 
suburban areas? Beijing as the capital completed the transformation from the feudal 
Forbidden City system to the Soviet Union’s unit yard system in the 1950s and 1960s. Since 
the 1990s, Beijing has again transformed itself into an open megacity. Although Beijing was 
the center of the political movements under Mao’s control, it has been transformed into the 




allocation of urban land. How did the spatial expansion and redevelopment take place over 
the past thirty years? Are there any particular spatial patterns in central and suburban Beijing? 
b) The development of new business centers 
Since the 1990s, more and more commercial and business facilities have located in the 
core area of Beijing city. How did this kind of renewal project work? With the decline in the 
share of the state-owned economy, private sector and multinational companies have become 
more and more important. What kind of companies located their offices in the newly 
developed areas such as the CBD? 
c) The social and economic characteristics of migrants living in suburban Beijing 
What social and economic changes have residents experienced through the urban 
transformation process? The migrants can be understood as the main driving force behind the 
explosion in Beijing’s population. What are their living conditions? 
2) Methodology 
To answer these research questions, the following methods will be used.  
a) Literature review 
It is necessary to review the important policies and provisions that led to the physical 
transformation of Beijing, and the change of social and economic characteristics of migrants. 
Since many scholars have researched development in Beijing, it is first necessary to review 
their studies.  
b) Remote sensing analysis 




we come to understand the process of how Beijing was developed. We will complete a 
vertical comparison of the different periods.  
Extension maps will be made of the suburban area, and land-use changes will be 
analyzed by overlapping the maps. Thus, the phases and patterns of the Beijing urban 
expansion can be examined at a macro perspective. This will help to provide an understanding 
of the suburbanization of Beijing. In the case of the central area of Beijing, we will attempt to 
create a knowledge-based classification of buildings to examine the redevelopment process in 
the inner area. It helps to intuitively understand the disintegration of unit yards and high 
residential buildings. 
c) Questionnaire survey 
Two questionnaires surveys were conducted in this study: 
A. The characteristics of the offices in the Beijing CBD 
Since 2000, private sector and multinational companies have replaced state-owned 
enterprises, occupying large parts of China’s economy. As these modern companies don’t 
have unit yards, they need to establish their offices in commercial centers. Questionnaire 
surveys allowed us to understand the companies’ site choices and operation situations. 
 
B. The social and economic characteristic of migrants in suburban Beijing 
In China’s urban expansion, migrants were a force that could not to be ignored, 
especially after the 1990s. Migrants were a very important factor in the Beijing population 
increase, and they asked for more space in the urban land. Under the control of the unit yard 




could not move because only the work units could offer jobs. With the effects of globalization 
and the disintegration of the work unit system, the urban population began to flow; Beijing as 
the capital of China offered the best work opportunities and services, and so attracted people 
from all over the country. 
1.3 Outline of this dissertation 
In Chapter 2, we present an overview and brief history of Beijing. An introduction of the 
basic social and economic background is necessary to understand the sequential changes in 
urbanization. We review Beijing city’s master plans since the 1950s in this chapter. We also 
examine the basic street system of Beijing City, called the ring road system. The ring road 
system shows the expansion boundary of the Beijing metropolitan region. This information 
provides a basis for the explanations given in subsequent chapters. 
Chapter 3 reviews the previous studies on urbanization in China. There have been many 
urban geographical studies of China, especially after the 1980s. We tried to classify these 
previous studies based on the CNKI and Science direct database. It helps us to understand the 
academic achievements of senior researchers who have focused on the development of 
Chinese cities since the 1980s. After reviewing the research on urban geography, we focus on 
the studies of Beijing city and attempt to summarize their main findings. 
Chapter 4 examines the transformation of housing and the housing distribution system in 
Beijing city. We will review the welfare housing system in Beijing under the unit yard system, 
and explain the transformation from welfare housing to commercial housing. After that, we 




introduced. The housing supply system in Beijing was decided not only by local government 
but also by the central government. Strong regulation policies such as purchase restrictions 
were used in order to control the increase of housing prices in Beijing. 
Chapter 5 introduces the urban transformation in the inner areas of Beijing City since the 
1990s. In this chapter, we first describe an urban land use classification system, using 
supervised classification based on the shadows of buildings and green space. After making the 
LULC map, the sequential development of high residential buildings will be examined. In the 
inner areas of Beijing city, the unit yards disappeared and were replaced by high-rise 
buildings; such a reconstruction process implies height expansion or three-dimensional 
expansion of Beijing city. We will also pay particular attention to the development of the 
commercial area of Beijing city. After studying the renewal process of the Beijing CBD, we 
will try to analyze the characteristics of the offices established there.  
Chapter 6 examines urban expansion and the characteristics of migrants in the suburban 
area of Beijing since the 1980s. Since 1998, welfare housing has been replaced by 
commercial housing. In this chapter, we first examine the housing development process in 
Beijing. The results of a remote sensing analysis revealed that urban expansion in Beijing 
during the period 1988–2005 was mainly due to housing development in suburban areas. As a 
result of the redevelopment of the core area and the introduction of large-scale suburban 
development, migrants’ living patterns have changed remarkably in recent years. As a result, 
our second objective was to conduct a questionnaire survey with 500 respondents to examine 
the social characteristics of migrants. 










Chapter 2: Transition of the spatial configuration of Beijing City 
2.1 A brief history of Beijing  
Beijing is located in the northern part of the North China Plain. Since the establishment 
of the People’s Republic of China, the capital Beijing has been the political, cultural, 
educational and financial center of China. Beijing City currently covers an area of 16,410.54 
square kilometers, and has more than 21,516,000 residents (2014). 
2.1.1 Traditional Beijing 
  Beijing has more than 3000 years of history as a city, and more than 850 years as the 
capital of the country. The original urban plan for present-day central Beijing dates to the 
capital of the Yuan Dynasty, Daidu
i
. The Forbidden City area (at the core of Beijing) was 
constructed during that time. The Ming Dynasty that followed the Yang Dynasty established 
its capital first in Nanjing. However, the second emperor of the Ming Dynasty
ii
 moved the 
capital to Beijing in 1421. During the Ming Dynasty, the area of the capital was extended to 
the south. In 1644, the Qing Dynasty replaced the Ming Dynasty in ruling China, but kept its 
capital in Beijing. Since that time, Beijing has been divided in two: Manchu nobles and 
government officials live in the inner section (North), and Han citizens live in the outer 
section (South).  
The basic housing style of Beijing in the feudal period was courtyard housing. In fact, 
the Forbidden City, located in the core of Beijing, was a big courtyard house, and the 
courtyard houses were all connected by the Hutong street system.  




Beijing city itself didn’t expanded much. In the feudal period, residents lived inside the walls, 
and thus the area of the capital remained constant (Figure 2.1). 
 After the demise of the Qing Dynasty in 1919, Nanjing became the capital of China. 
However, due to the warlords and foreign intervention, Beijing also had an important position 
in the political arena. 
 
The city land use pattern of Beijing in 1949 retained many patterns dating back to the 
Ming dynasty (1368-1644) (Hou, 1983). The street network and all monumental architecture 
were aligned with the cardinal directions to conform with Chinese geomancy, and massive 
walls bounded most of the site. The stone-faced walls enclosed two adjoining areas: a square 
imperial city on the north, which contained the walled palace complex as well as the homes 
and temples of the city's political elites, and a rectangular area on the south, which contained 
the commercial and common residential districts. Between the few monumental axis roads 
that traversed the city, residential neighborhoods of courtyard houses were threaded by 
hutongs — narrow alleyways separating the high, blank walls of the courtyards. The imperial 
palace, a few monumental structures such as temples and the bell-and-drum towers, and 






hundreds of hutongs and old neighbourhoods still survive. 
Traditional Beijing, like most Chinese cities, was characterized by a high degree of 
neighbourhood specialization. Members of craft guilds plied their trades as groups in specific 
neighbourhoods. Other neighbourhoods specialized in activities ranging from the academic 
nurturing of the next generation of bureaucrats to the provision of services for foreign 
legations (Gaubatz,1995). 
2.1.2 Socialist Beijing  
With the establishment of People’s Republic of China in 1949, Beijing became the 
capital of this socialist country. After a century of war and instability, Beijing city came to be 
controlled by a powerful government.  
During the 1950s, 1960s, and 1970s, Mao Zedong's socialism reshaped the city. New 
development was structured around large, walled, work-unit compounds, where people lived 
as small communities centred around the workplace. Work units constructed their own 
three-to-five story buildings that accommodated various facilities such as housing, production 
facilities, dining halls, and infirmaries (Gaubatz,1995). 
As in Moscow, the local Beijing government tried to construct a ring road and subway 
line. In this period, there were no private cars and very few taxis. Residents often stayed 
inside the unit yard; if they wanted to visit other parts of Beijing, they used public 
transportation (Linfei, 2009). 
The ideal called for a homogeneous urban form, but functional specialization still existed, 




southern parts the central city. The northwestern area was further intensified as a focus of 
higher education, with the establishment of universities, colleges, and the Academy of 
Sciences. In the central city, large governmental buildings were constructed, primarily west of 
the imperial place complex. East of it was the concentration of foreign embassies. 
Nonetheless, the overall form and functional differentiation of the city were highly 
generalized, in contrast with the specialized city before 1949. Beijing remained centred on a 
large ceremonial district consisting of the Forbidden City, Zhongnanhai, the western part of 
the imperial palace complex that now contains the residences and offices of political elites, 
and Tian'anmen Square, a large public square connected to the south of the Forbidden City, 
and modeled after Red Square in Moscow (Han, Zhang, 2009). 
In Socialist Beijing, there were many political movements such as the Cultural 
Revolution (1966-1976), and Beijing as the political center was a reflection of these events. 
Mao met the Red Guards from all over the country there several times (Chenjianpo, 2009). 
2.1.3 Beijing under reform and opening up 
Beginning in 1978, the Maoist planned economy was left behind as planning for reforms 
to the market economy began together with the opening-up policy. Along with the ‘Four 
Modernizations’ and ‘Open Door’ policy put forward by Deng Xiaoping, massive investments 
in infrastructure were seen in Beijing. As a result, new large hotels, office buildings, shopping 
malls, and cultural and exhibition centres appeared during the 1980s. Moreover, the subway 
was extended and the second and third ring roads were completed in this period. Foreign 




Deng Xiaoping’s ‘Four Modernizations’ and ‘Open Door’ policy pointed China and 
Beijing towards a period of consumption. After Deng’s speech given during his tour of 
southern China in 1992, the Chinese market economy evolved to a stage called the socialism 
market economy, which became the set policy in late 1992. Reforms that had stopped in the 
late 1980s were restarted. It became possible to lend land for commercial purposes. Housing 
construction starts per year increased to between 11 and 12 million (Gu, 1993). 
This policy for swift economic development, for engaging with overseas collaborators 
and for the city to begin to play a part on the “international” stage, coincided with a call to 
preserve Beijing’s image as a “renowned, historical, cultural city”. 
The built-up area increased from 340 sq. km in 1980 to 466.98 sq. km in 1994. The 
urban non-agricultural population increased from 4.78 million in 1980 to 5.703 million in 
1994. Urban sprawl was significantly extended (Beijing statistic yearbook 1995).  
Table 2.1 Categories of urban land use in Beijing, 1949-1994 
 




2.2 Brief review of Beijing master plan
iii
 from 1950s to 1980s 
2.2.1 Beijing master plan in 1954 (Figure 2.2) 
 
Figure 2.2: Beijing Master Plan in 1954 
Source: Dong, 2006 
In 1954, the local Beijing government presented the first Beijing master plan. Before the 
final plan was decided on, there was bitter controversy between two kinds of planning 
concepts (Dong, 2006). Soviet Union experts Abramoff, Barannukov and some Chinese 
experts suggested constructing the administrative center based on the old town. Liang and 
other China experts proposed that the administrative center be relocated to the suburbs and 
the old town preserved. Officials clearly displayed their preference for the first option. 
With this plan, officials tried to build up Beijing as an important industrial base and the 
administrative center of China. Large-scale industrial zones were planned for development in 
the northeast, west, south and southeast suburbs (Figure 2.2), while new residential areas were 




education were located in the center, southeast and northwest, respectively. 
2.2.2 Beijing master plan in 1958 (Figure 2.3) 
 
Figure 2.3: Beijing Master Plan in 1958 
Source: Dong, 2006 
Because of the controversy over the 1954 Beijing master plan, the local government 
attempted to craft another master plan in 1958. This version was strongly affected by the 
Soviet Union, introducing the work-unit system based on the concept of limited work 
commutes. Each work unit had their own micro-district, which was around 30-50 hectares 
with 10,000-20,000 residents. Each micro-district in Figure 2.3 was one work unit. This 
master plan granted the economic system very strong control over urban transportation 
facilities, employment, school, shopping and other daily public activities. 
On the other hand, because of the Great Leap Forward (an impossible economic 
development plan), the local Beijing government abandoned the renewal project in the central 




2.2.3 Beijing master plan in 1982 (Figure 2.4) 
 
Figure 2.4: Beijing Master Plan in 1982 
Source: Beijing Municipal institute of city plan and design 
With the arrival of the Cultural Revolution (1966-1976), both the city’s master plan and 
the Beijing Planning Bureau were suspended in 1967. As a result, Beijing did not have a 
master plan for over a decade. Not until 1982, after the acceptance of reform and opening up 
policies, did Beijing draw up another master plan. In the 1982 master plan (Figure 2.4), 
officials canceled the 1958 renewal plan and replaced it with a sequential renewal project. 
This time, officials tried to find a way to balance construction and conservation.  
We can clearly see the many green areas in Figure 2.4; most of these were public parks, 
called ‘green space’ in the urban area. Beijing's development situation directly reflected the 
fruits of reform and opening up. Hotels, offices, shopping malls, housing and exhibition 
centers were built. Urban construction was full of vitality under the market economy. On the 




2.2.4 Beijing master plan in 1992 (Figure 2.5) 
 
 
Figure 2.5: Beijing master plan in 1992 
The Beijing Plan for 1991-2010, adopted in 1992-3, specified that Beijing would be an 
international city “open in all aspects”, ready for the 2008 Olympics and the 50th anniversary 
of the People’s Republic in 1999, and that it would become a “modernized international city 
of the first rank” in the period from 2010–2050. The 1992-2010 Plan of Historical Beijing 
reflected the impact of Deng Xiaoping’s tour of southern China. 




towns such as Tongzhou and Huangcun, renovation of the old central city, improved water 
supply with the “Diverting Water from South to North” project, provision of natural gas via 
pipelines from interior provinces, development of major roads and subways, a second 
international airport, and a tenfold increase in telephone exchanges. Foreign investment and 
international cooperation were important for funding the tremendous growth in urban 
facilities. 
 
2.2.5 The greater Beijing plan (Figure 2.6) 
In 2004/5, after the sudden opening of the global market, Beijing, with its ambitions of 
matching the economic level of richer western countries, found itself also sharing their 
problems, such as high pollution and the lack of water and energy. The Greater Beijing plan 
was developed for the region beyond the conventional, 16,800 sq. km boundary of the city, to 
cover 70,000 sq. km including neighbouring cities. The plan proposed two axes, two 
development belts, and multiple urban centres. Some policies remained the same, such as 
developing high-tech industry and a tertiary or service economy while relocating production 
industries elsewhere, reducing population growth and concentration inside the city, and 
building a “green” city with higher ecological qualities. Newly emphasized ideas included 





Figure 2.6: Greater Beijing Plan 2004-2020  
According to the 2004-2020 Beijing Master Plan, the metropolitan region would evolve 
into a polycentric structure, with “two axes, two belts and multiple centres”. The two axes 
were to run east-west and north-south, crossing at central Beijing. The two belts would be the 
western ecological belt and the eastern development belt. Multiple centres referred to a 
system of towns and cities. Three major new towns are planned for the suburbs of Beijing. At 
Shunyi New Town, a manufacturing base will be developed. A comprehensive service centre 
will be based at Tongzhou New Town; and as for Yizhuang, the development objective is to 




populations between 700,000 to 900,000 by the year 2020 - a scale much greater than that of 
typical American edge cities. 
 Figure 2.7: Greater Beijing Plan 2004-2020: central area 
2.3 The ring road system: The skeleton of the urban expansion 
In the early days after the establishment of the new China, Beijing's urban plans were 
drawn after the model urban plan of the Soviet Union. In both Beijing and Moscow, city 
managers chose to construct ring roads as part of the basic transportation system. However, in 
Beijing the ring road system served not only as the trunk of the transportation system, but also 




2.3.1 Before the 1980s: The first step  
In the republican period, the national government tried to build a tram road in order to 
facilitate residential travel. The tramline was constructed around the Forbidden City, and it 
eventually became Beijing’s first ring road (Figure 2.8). 
 
The second ring road indicated the 
boundary of the extension of the area 
built-up before the 1940s, the Old City 
of Beijing. By the end of 1958, 
construction on the northern, southern 
and eastern part of the third ring road 
was finished; traffic conditions became 
much more convenient. The Beijing 
metropolitan area was first extended 
outside the Old City of Beijing, and this marked the beginning of the spatial expansion of 
Beijing; the ancient city had kept a stable scope for hundreds of years.    
2.3.2 The 1980s: The cautious expansion 
With the implementation of the policy of reform and the opening up, construction of the 
ring road was restarted in the 1980s. Construction, however, proceeded carefully to avoid 
haste. The local Beijing government connected the third ring road, most parts of which had 
been finished in the 1950s, and constructed the second ring road based on the old city wall. 
Figure 2.8: Map of Beijing tramline (1
st





In the 1980s, construction of the ring road was mostly concentrated inside the built-up 
area of the 1950s, except for the northern part of Beijing. As a result, the old built-up area was 
divided by the construction of ring roads. Moreover, construction of the northern part of the 
fourth ring road was begun during this period, and was completed for the 1990 Beijing Asian 
Games. 
2.3.3 The 1990s: The stable expansion 
In the 1990s, highways were constructed and connected to the ring roads. For example, 
construction was completed on the BaDaling highway (Jing-Zang highway) in 1998, and it 
was connected to the fourth ring road. As a result, travel from the core of Beijing to the Great 
Wall became remarkably convenient. At the same time, the local Beijing government tried to 
upgrade the ring road system, removing traffic lights and constructing many overpasses to 
rework the ring road as an urban expressway. 
2.3.4 After 2000: Aggressive expansion 
After 2000, the local Beijing government tried to accelerate the pace of ring road 
construction. The fourth ring road was completed in 2001, the fifth ring in 2003, and the sixth 
in 2009 (Figure 2.6). These ring roads were 65.3, 98.5 and 187.6 kilometers long, respectively. 
To date, the Beijing ring road system covers an area of 2245km
2
(OuYang, 2005), which 
includes most of the Beijing metropolitan area. The rapid improvement of traffic conditions 
has made commuting more convenient. Residential areas are now widely distributed in the 










Chapter 3. Review of previous studies 
There have been many urban geographical studies of China, especially after the 1980s. 
Previous studies of Chinese urban geography can be classified into six genres: (1) 
urbanization; (2) urban system and metropolitanization; (3) urban economy and functions; (4) 
urban social geography; (5) world cities and globalization; and (6) other (Xue, 2014). This 
literature review was based on the CNKI and Science Direct databases. 
After reviewing the urban geography research, we focus on the studies of Beijing city 
and attempt to summarize their main findings. 
3.1 Research on Chinese urbanization 
3.1.1 Studies in the 1980s 
In the 1980s, the urban geographers attempted to apply foreign urbanization theory and 
international experiences to the Chinese situation. Liang (1982) reviewed the periods of 
Japanese urbanization, and identified three stages: 1) urbanization led by industrialization; 2) 
the stage characterized by metropolitanization; and 3) the stage in which the growth of the 
largest cities weakens. 
Guo (1985) pointed out that modern industrialization and urbanization were essentially 
one and the same, and could be examined simultaneously by reviewing the urbanization 
problems of Southeast Asia. Moreover, some researchers paid attention to empirical research 
on the relationship between urbanization and economic development. Zhou (1982) considered 
the relationship between GDP and urbanization, and stressed that the urbanization process 




concluded that China must progressively promote urbanization in the future. 
On the other hand, Chinese urban geographers also investigated differences in 
urbanization between cities and regions in China. According to Zhou (1983) and Xu (1986), 
China’s Northeast, Northwest and North had the highest level of urbanization in the 1980s. 
However, with the introduction of reform and the opening up policy, the urbanization of the 
East coastal area was forecast to advance in China. Zhejiang, Shandong, Guangdong and 
Fujian were deemed priorities for development. In the inland regions, cities with good 
location conditions were slated for progress in urbanization; Henan, Sichuan, Anhui, Hunan 
and Hubei were among the focuses for urban development. 
3.1.2 Research in the 1990s 
The urbanization mechanism in China had always been a focus of study for the domestic 
and international academic community. Western classical theories on urbanization were 
introduced to China and had a profound influence on domestic scholars. These theories 
referred mainly to migration from rural to urban areas, economic development in urban areas, 
development of transportation and communication infrastructure, and policies related to urban 
development. Moreover, the philosophy of neoliberalism was introduced in the context of 
urban development in China (Gu, 2008). 
Xue and Yang (1995) studied the Pearl River Delta. They maintained that the Pearl River 
Delta grew to become the front shop of China. Cross-border cities such as Hong Kong and 
Macao allowed the Pearl River Delta area to join the system of global cities. 




urbanization. He concluded that flexible household registration was a good way to control 
migration. Ning (1998) pointed out that the dynamics of urbanization in China were generally 
divided into two types, namely top-down and bottom-up. Moreover, he emphasized the role 
played by national and local governments and enterprises in promoting urbanization since the 
1990s. Due to capital flows to coastal areas that had greater comparative advantages, the 
speed of development of cities in the coastal areas was much faster than that of inland cities. 
In particular, investment from transnational corporations promoted the development of large 
cities in the coastal areas. This type of urbanization was called top-down. 
 On the other hand, local governments were the main actors in the process of urbanizing 
rural areas. The strategy of “two concentrations”, i.e., the concentration of factories in 
industrial parks and of farmers in towns, sped up the process of urbanization in China’s rural 
areas. Beginning in the 1980s, rural enterprises were the mainstay of China’s rural economy 
for a long period. They prompted rural labour transformation and urbanization. This was the 
type of urbanization known as bottom-up. With increasing economic liberalization in the 
urban economy, however, bottom-up urbanization came to be conducted by other domestic 
and foreign companies in addition to local enterprises (Cui, 1999). 
Since the mid-1990s, suburbanization has become an important topic for researchers, 
who have studied a series of issues including the entrance value on suburbanization, the 
dynamic mechanism for its formation, and how best to control it. Chai (1995) summarized the 
urbanization process as follows: suburbanization is a stage of absolute decentralization of a 
city after its central areas have undergone the stages of absolute centralization (i.e., relative 




areas toward the suburbs. He conducted a questionnaire survey to investigate the 
characteristics, mechanisms and tendencies of suburbanization with residents in Dalian City 
(Chai, 2000). He found that Dalian City had already showed some signs of suburbanization of 
in the 1980s with the renewal of the old city. The main characteristics of such suburbanization 
were intra-urban migrations, forced or organized by work units and government, in which the 
destination was the inner suburbs rather than the outer. Dalian city was in a transitional period 
in terms of urban residential structure. The process of moving residents from the older 
built-up area to the inner suburbs could be seen as the first stage of suburbanization. 
In the late1980s, township enterprises were flourishing and these became the lead factor 
in promoting rural urbanization. At the same time, a large number of studies concerning rural 
urbanization appeared, and there was great progress in both theory and practice in this field 
during the 1990s (Zou Jun, 1997). 
Mao (1995) and Zhang (1992) introduced the priority system regarding urbanization of 
rural areas in China. As for actual practice, government authorities and academics 
collaborated to launch experiments concerning this system, including “promoting counties 
with cities”, and “upgrading counties to cities”. In promoting urbanization in rural areas, the 
experiences of urbanization in surrounding counties of the largest metropolitan areas were 
used as models (Shi, 2003). 
 3.1.3 Studies after 2000 
In the 21st century, the urbanization of China has been universally recognized as one of 




research institutions and researchers have turned their attention toward the study of 
urbanization in China (Gu, 2008). During this period, leading international scholars published 
many important works on the subject.  
In 2006, Friedmann emphasized that research on the urbanization of China must first 
recognize the fact that China is a country that combines an ancient urban civilization with 
unprecedented progress in urbanization, producing the dual features of urbanization in China. 
Second, urbanization in China is a process of multi-dimensional social and spatial 
development, with historical, economic, societal, and cultural aspects. Third, although the 
progress of urbanization in China interacted with the process of globalization, in terms of the 
relationship between urban and rural, it should be understood primarily as an endogenous 
process, which has guided a special process of modernization with distinct Chinese 
characteristics (Friedmann, 2006). 
Meanwhile, in China, sustainable urbanization became a popular research subject in the 
21st century. Lu (2007) pointed out that China required gradual and resource-efficient 
urbanization. Liu and Fang (2008) reviewed studies on the carrying capacity of the resources 
and environments of city clusters. They concluded by pointing out the problems with the 
studies on carrying capacities: they were still not deep and had not formed perfect theoretical 
systems; they focused mainly on a single factor, and were lacking in research on composite 
factors; the concept and research methods awaited deep discussion; and the studies had not 
sufficiently considered the characteristics of the exoteric system. 
Zhang and Du (2013) analyzed a new type of urbanization in China’s arid zone. They 




urbanization: strengthening coordination and special organization between central cities and 
oasis groups; supporting the construction of infrastructure and livelihood services; 
cooperation between industrialization, urbanization and agricultural modernization; 
ecological urban development based on eco-environment friendly building. 
3.2 Urban system, urban agglomeration and megalopolis 
3.2.1 Studies on urban systems and networks 
Chinese urban geographers who began to study the Chinese urban system set the 
regional scale in the 1980s. Sun and Yang (1983) studied systems of cities in Southwest China 
and determined that Chongqing played the role of the primary economic and cultural center in 
the region. Moreover, they identified functional differences among 12 other cities in the 
region. This study is considered to be in the first wave of urban system study in China.  
Zhou (1986) then examined development levels of urban systems in 26 economic 
regions of the country. He confirmed that the Beijing-Tianjin-Hebei and the Jiangsu-Shanghai 
regions had the highest potential for developing urban systems and for promoting economic 
development in China. Gu (1987) presented the first framework of an urban system study in 
China. According to his framework, study of the urban system consisted of the following four 
dimensions: 1) spatial pattern of the system; 2) composition of cities by size; 3) functional 
differentiation of cities; and 4) connectivity among cities. Moreover, Gu (1992) identified 
concrete topics concerning the study of urban systems: the origin and development of cities; 
spatial structure of social organizations within them; systems of regional central place; 




cities; urban networks; and a national development plan through the formation of an urban 
system. 
Some studies have attempted to analyze China’s urban networks. Wang and Cao (2014) 
conducted a case study to analyze the urban network of the Yangtze River Delta region 
through the trade relationships of producer services. They found that the region had a steady 
hierarchical urban system. However, its pattern did not entirely conform to the hierarchical 
pattern in the central place system. For example, some small cities like Kunshan and Yiwu 
played the role of important centers. Meanwhile, the network connections between cities also 
showed the importance of network hubs, and the trade relationships of producer services 
between the three core nodal cities (Shanghai, Nanjing and Hangzhou) formed the most 
important links in the Yangtze River Delta region. 
3.2.2 Studies of urban agglomeration 
Li (1989) was the first to focus on the study of city agglomeration. He introduced 
Gottman’s theories on city groups and explored the formation conditions, historical driving 
force, current features, and future development of such groups in the middle and lower 
reaches of the Yangtze River. Other scholars also studied city agglomeration in China’s 
middle region (Wang and GAO, 2007). Some argued that the stability of the spatial structure 
of city agglomeration in China was relatively low (Song and Fang, 2006). 
On the other hand, Chinese metropolises had generally organized adjacent cities as 
satellites that formed its metropolitan areas. In 2007, Gao and Ning defined Chinese 




million people, and concluded that such cities formed metropolitan areas. 
In the case of Beijing, Feng and Zhou studied the social spatial structure of the city’s 
metropolitan area. They identified the following six social areas: (1) high-density, crowded 
areas; (2) intellectual and national minority areas; (3) areas of low population density and 
large living spaces; (4) temporary population areas; (5) areas of urban population in the outer 
suburbs; and (6) agricultural areas.  
3.3 Urban economy and functions 
Urban researchers have examined the urban economy and its functions. Yan and Ning 
(1992) highlighted the key point in the construction of the Shanghai CBD area: it had to be 
supported by good public transportation. It was necessary to move the residents out of the 
CBD to areas of lower population density, and construction style had to be consistent. Eight 
years later, Ning (2000) conducted a case study of the location of industrial services and 
office buildings in Shanghai, He concluded that there were an excess number of office 
buildings in Shanghai, but their distribution was scattered. Therefore, closer proximity 
between offices and producer services was pointed out as a need. 
Lin and Yan (2006) analyzed the change in the spatial pattern of the financial service 
industry in Guangzhou during the transition period. They found that in Guangzhou city, there 
were two co-existing spatial processes in terms of the location of the financial service 
industry during the transition period: concentration into the central districts from peripheral 
districts, and relocation from the central district outward into the newly developed business 




transformed into the current pattern of ‘multinuclear concentration in the central area'. 
However, spatio-temporal changes were discovered in the financial services’ agglomeration, 
which moved from South to North and from West to East within the central area. Moreover, 
the behavior of financial institutions was the micro-behavior base, while the expansion of 
urban space was the spatial tensile force. The urbanization economies widened differentiation 
in the location of the financial service industry in each major city. In turn, the construction of 
agglomerated office buildings attracted clusters of financial institutions to certain sites.  
3.4 Urban social geography 
Many Chinese urban researchers have focused on urban social geography since the 
1980s, especially the polarization of the lifestyles of different social, economic, and ethnic 
groups in cities. From a broader perspective, this polarization was closely related to the 
information development model, which provided new development to some urban people in 
working models and in conforming to the changes in such fields as society, public health, art, 
sports, ideology, and pop culture (Gu, 2008). 
Some scholars chose questionnaire surveys to investigate the characteristics of migrants 
and poor residents in urban areas. Chen and Gu (2004), for example, completed a spatial 
analysis of urban poverty in Nanjing. They pointed out that the spatial distribution of urban 
poor in Nanjing city was different from both the slums in third world countries and the poor 
rural villages in China. Along with the reform of the housing supply and commercialization of 
the housing market, poor households were forecast to move toward the urban fringe areas and 




According to Zhu and Lin (2011), although a small proportion of the floating population 
(migrants) wanted to settle down in cities, a substantial portion of them would return to their 
hometowns or remain unsettled in the near future. In addition, members of the floating 
population had different social security needs. 
At the same time, some urban researchers paid attention to the urban living space and 
social space. Zhang, Liu and Li (2003) analyzed the spatial distribution of housing and 
residents' preferences in terms of housing locations in Beijing. Since the 1990s, residential 
development in Beijing has both sped up and grown larger in scale. They discerned two 
features in housing construction: the first was that housing construction beyond the 3rd Ring 
Road became faster, whereas that within the 3rd Ring Road slowed down or even stagnated; 
the second was that housing distribution assumed a circle-layer structure toward the outskirts 
of the city. Moreover, the northern part of the Beijing suburb experienced faster and larger 
housing development compared to the southern part For local people, newly developed 
housing in the northern suburb between the 3rd and 4th Ring Roads was the most desirable. In 
addition, it was found that there was a certain similarity in housing location preference among 
people with different income levels, occupations and family structures. 
Wu and Cui (1999) pointed out differential characteristics of residential space in Nanjing. 
Clear residential segregation was found in Nanjing city that included: senior villas, a wealthy 
residential area, a middle-class residential area, a working-class residential area, and an urban 
poor and migrant workers area. Jiao and Hu (2011) did a case study on the spatial match 
between employment and housing in Wuhu City, Anhui Province of China. Wuhu is a 




high; services employment is the leading function in core area, but although manufacturing 
jobs are concentrated in the northern part of Wuhu, workers’ living areas are located in the 
southern part. As a result, manufacturing employees have to commute. The average 
commuting distance and time is about 4 km and 25 minutes, respectively. Employees made 
this commute by car or bus. 
3.5 World cities and globalization  
Domestic scholars have deepened their studies of urbanization in relation to 
globalization. In the late 1980s, only a few scholars recognized the important impact of 
international political and economic changes on urbanization in China. However, they took 
foreign investment as an important external variable or driving factor and studied its impact 
on regional urbanization (mainly in the Pearl River Delta Area). With the introduction of 
theories on globalization and international urbanization, Chinese urban geographers began to 
examine Chinese urbanization within the world urban development framework so as include a 
broader perspective on politics, economics, cultural interaction, and especially, the free flow 
of products, labor, capital, and technologies (Gu, 2008). 
The idea of a world or global city was introduced to China in the 1990s (Li, 1994). Xie 
and Ning (2004) reviewed the research on world cities, and shared their thoughts about 
constructing world cities in China. After China joined the WTO in 2000, a few cities with 
good infrastructure and traffic conditions began to reorganize their spatial structures, aiming 
to become real world cities. 




globalization (Shi and Lin, 2002). Researchers argued that China should reorganize its 
national urban system with spatial structures centering on hub cities such as Beijing, Shanghai, 
and Guangzhou (Gu, Chen and Ding, 2005). Furthermore, against the background of 
globalization, some researchers focused on transnational institutes and multinational 
companies (Mei and Xue, 2014). This was a good way to explore the interaction of 
multi-actors under globalization.  
 
3.6 Other research  
Historical and cultural studies of Beijing’s historic neighborhoods are classical research 
fields in urban geography (Wu, 1983). In the past 10 years, urban geographers have studied 
the city square (Chen, 2003), leisure consumer sites (Zhou, 2010), the religious landscape 
(Zhang, 2011), the ancestral landscape (Li, 2009), residents’ sense of place and identity (Lin, 
2013), etc., carrying out research on a micro-perspective level.  
On the other hand, a new type of research concerning environmental constraints and the 
capacity for urban development became popular in the second half of the 1990s. This research 
introduced new concepts concerning the sustainability of urban areas: urban ecological 
capacity, sustainable cities, eco-cities, livable cities, ecological footprint, and low-carbon 
cities (Xue, 2014). As the concept of sustainable development has become broadly accepted 
in China, and the national government has made policies to accomplish it, these types of 





3.7 Studies on the Beijing metropolitan area 
After our review of the six genres of Chinese urban geography study, we believed it was 
also necessary to focus specifically on the city of Beijing. In this section, we attempt to 
collect all the urban geographical studies of Beijing city, and to examine their findings. 
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Jiang and Liu (2007) studied urban sprawl in Beijing, and identified the following 
specific features: (1) the typical spatial features of sprawl—obvious fragmentation and 
irregularity of landscape due to unsuccessful enforcement of land-use planning; inadvisable 
patterns of land-use growth with typical discontinuous, strip and leapfrog development; (2) 
low-growth efficiency of sprawl—low density of land-use growth, low population density and 
economic output on newly developed areas; (3) other negative impacts on agriculture, 
environment and city life. According to the integrated sprawl index, there is greater sprawl in 
the northern part of the city than in the southern; however, most areas of sprawl include the 
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Governmental intervention is of vital importance in controlling the urbanization process 
in China, especially in Beijing. During the process of reforms, the Beijing government played 
a lead role in setting up and carrying out relevant public policies in areas such as migration 
policy, the land property ownership administrative division, and the construction of new 
towns (Gu Rong and Gu Chaolin, 2006; Mou and Liu, 1994; Ma, 1990).  
Government and systems have done more than just promote urbanization progress, 
however. For with some traditional systems and policies, the spatial flow and concentration of 
production elements were not reasonable, resulting in an imbalance of urbanization and in 
man-made fluctuations. This could be called the failure of policy (Lv Yuyin, 1995; Liu Weide, 




Currently, supervision of Beijing urban development, examination and evaluation of its 
performance, as well as that of the urban financial and land-use systems, has had a profound 
impact on the actual performance of municipal government (Gu, 2012). The result has been a 
slight deviation in the actual performance of municipal government from the original plans of 
realizing harmonious urban and rural development, of promoting domestic demand through 
urbanization, of solving the problems concerning agriculture, farmers and the countryside, 
and of promoting intensive urban development. Instead, because cities focused on production 
while the capacity to gather population became relatively weak, urbanization lags behind 
economic growth (Cai Jun, 2006). The consequences include the problems of the current 
household registration system (Yu Depeng, 1994), and the defects of the current farmland 
acquisition and compensation system for farmers losing land (Liu Zuoxiang, 2006). This has 
resulted in high urbanization costs and a series of problems in urban villages and in the areas 
between urban and rural areas (Fang Qingfang, Ma Xiangming and Song Jinsong, 1999). 






何春阳  史培军  
陈晋 等 
北京地区城市化过程与机制研究 
Process and mechanism of Urbanization 








Remotely sensed monitoring of land use 








area. Rapid urban development was observed between the 1970s and the 1990s: polygon 
urbanization of the central area and the sub-central areas; line urbanization along the major 
roads between the central area and the sub-central areas; point urbanization in the non-urban 
land between the central area and the sub-central areas. However, after 1990, point 
urbanization developed very quickly, causing the amount of urban land to increase. They also 
pointed out that in terms of government behaviour such as urban planning and industrial 
policy, the existing city pattern and traditional culture developed over the past 3000 years has 
exerted more influence on the development process in Beijing city than in many other world 
cities. 
Remote sensing analysis has also been used to study land-use change and urban 
development in Beijing city. Mou and Zhang (2007) used TM images to study land-use 
changes in Beijing city from 1984–2005. They found that land use in Beijing changed 
manifestly with the improvement in economic conditions characteristic of fast urbanization. 
During this 21-year period, land use was affected by many factors, including economic 
development, population growth, and the construction of satellite towns. 









Intra-urban migration and correlative spatial 
behavior in Beijing in the process of 



























Spatial characteristics of suburbanization and its 





Gu and Song (2001) analyzed urban images held by people living in Beijing. They used 
two basic methods to obtain data—cognitive mapping and photo recognition, and then 
examined five major factors that might influence the designation of images one by one. They 
concluded that the major public imagery of Beijing consists of frames constituted by roads, 
landmarks, nodes and function areas. The Second Ring Road separates the “inner city area” 
from the “outer city area”, and the quality of urban images was quite different in areas from 
one part to the other.  
Zong and Zhou (2007) also offered some conclusions supported by TM images of 
Beijing and GIS, focused on the spatial characteristics in suburban Beijing. They indicated 
that excessive land-use transformation from rural to urban areas was the result of sub-centre 
and corridor effects in Beijing city. Three concentrated regions (within the third ring road, 
fourth to sixth ring road, and outside the sixth ring road), eight developing sectors, and six 
radiating corridors were formed from 2000–2010. 
Feng and Zhou (2004) used 1000 questionnaires to analyze the behaviour of intra-urban 
migration and residential suburbanization, the second house and seasonal suburbanization, 
and the other correlative spatial behaviours, including commuting, traveling and shopping, of 
urban residents in Beijing. Their main findings include the following: (1) the moving ratio is 
higher in Beijing compared to other Chinese cities, and the moving ratio in the inner suburbs 
is the highest compared to the core and outer suburbs, showing the typical characteristics of 




As to why urban residents own second houses, investigation revealed that the most important 
reason is the allocation of housing by danwei; the second most important is that people need 
them for work. Most second houses are put out to lease, or used for habitation by parents or 
relatives coming from the owner’s hometown. In Beijing, second houses have not reached the 
extent of centralization on a large scale, although they have manifested some characteristics 
of seasonal suburbanization; (3) the commuting, traveling and shopping behaviour of 
Beijing’s residents has changed in the process of residential suburbanization. Migration has 
improved long commutes in Beijing. On weekdays, migration has improved the traffic 
conditions of urban residents, with a decreasing ratio of changing buses in the core and an 
increasing ratio of private cars in the core and inner suburbs; on weekends, migration has also 
changed the traffic ways of urban residents with increasing ratios of non-changing buses and 
private cars, inflecting the characteristics of change and renewal of urban traffic ways. The 
changes in choice of shopping places of Beijing’s residents, as well as the change in 
frequency of going shopping now and ten years ago were investigated and analyzed. Results 
indicated that urban residents in Beijing are decreasing their dependence on commercial 





Chapter 4: Transformation of housing system in Beijing city 
4.1 Introduction 
This chapter introduces the drastic changes that have taken place in the housing supply 
system in Beijing since 1998. These changes are symbolic of the comprehensive reform and 
opening-up that began in 1992 within the context of the urbanization of Beijing. Before 1998, 
the work unit played the role of housing supplier in Chinese cities. The work unit is a working 
collective peculiar to Chinese cities. The concept was introduced from Soviet Union after the 
foundation of People’s Republic China. The work unit supplied welfare services, including 
housing to residents and their families. This ended in 1998. Instead, commercial housing 
appeared. After a brief introduction of housing types in Beijing, we examine this drastic 
change in how housing is supplied.  
 
4.2 From the courtyard system to the unit yard system 
4.2.1 The traditional courtyard in Beijing 
In traditional Beijing, the main form of housing was the courtyard (Si-He-Yuan, Figure 
4.1). The courtyard in China goes back in history about 3000 years. Beijing courtyards were 
largely constructed during the late feudal society. The buildings inside the courtyard had 
different functions, and family members lived in their own houses according to their identities. 
This was a manifestation of the Confucian notion of courtesy. However, courtyard housing 




density of people living in courtyard housing increased, and some courtyard housing lost its 
courtyard so that more housing could be built. In addition, courtyard housing was connected 
by the traditional street system, called the Hu-Tong (alleys). 
 
Figure 4.1: A courtyard in Beijing 
Source: http://baike.baidu.com/view/13973.htm 
In Beijing today, Hu-Tong are mainly distributed within the second ring road. Near the 
Forbidden City, there are several Hu-Tong areas such as Qianmen and Houhai that previously 
housed Beijing’s wealthy. As a result, some of these Hu-tongs and the surrounding landscape 
were conserved and turned into sightseeing spots. In the southern part of the old built-up area, 
popular Hu-Tongs may still be seen. However, they are currently being targeted for urban 
redevelopment. 
4.2.2 The unit yard in Beijing 
In the Beijing master plan of 1950, Liang and Chen suggested using the Soviet 
Union-style work unit system (Figure 4.2). This suggestion was accepted and implemented in 
the 1958 Beijing master plan (Figure 4.3). In the late 1950s, all the land in Beijing, especially 







Figure 4.2: Design of one work unit 
Source: Liang, 1950 
 
Figure 4.3: Beijing Master Plan in 1958 
Source: Dong, 2006 
 
Each of the many small, rectangular areas delineated by secondary streets in Figure 4.3, 
represents one unit yard. The unit yards were owned by the work units, be they factories, 
government agencies, universities, or other entities. Most of the unit yards were located inside 
the fourth ring road. In the unit-yard system, people worked and lived together. Figure 4.2 




living areas. In Figure 4.2, a dining hall and dormitories are located in the northern part of the 
unit. This was the living area; the southern part was the working area, where administrative 
buildings and offices were located.  
Even though unit yards were the outcome of collective ownership, they were generally 
characterized by self-sufficiency in terms of consumption. Most unit yards had all necessary 
service facilities, such as a school, hospital and store, but they served only the residents living 
inside the unit yard.  
There are obvious advantages and disadvantages to the unit yard system. It was very 
convenient to live inside the yard, as people could go to work by bike or on foot, reducing 
pressure on public transportation. However, it was not possible for the unit yard to adapt to 
the needs of urban space under a market economy. The residents could not keep in contact 
with the outside world; unscientific planning may have produced inefficient land use; and 
different unit yards had to maintain individually complete service facilities. The result was a 
serious waste of resources (Chai, 2005). 
 
4.2.3 The housing supply under the unit yard system 
In the unit yard system, the work unit had the right to designate how land was used, so 
the unit could construct several residential buildings in the living area. Under this housing 
allocation system, residents did not need to purchase their houses, but only to apply in order 
to be supplied with houses from the unit. This type of allocation system was called the 




Because of the height-control policy, most residential buildings had six floors, and the 
design of houses was largely the same. The area of such housing units was generally around 
50-70 sq. m (Figure 4.4; Figure 4.5). The sequence of housing selection was calculated by 
considering a worker’s length of service (period the resident had worked in the unit); people 
then chose houses according to the sequence. Generally, older employees had the right to 
choose the most desirable houses. However, one family could retain only one welfare house, 
even if the couple worked for different work units. 
 
Figure 4.4: Welfare housing in Beijing 
 
Figure 4.5 Example of welfare housing (front) and commercial housing (rear) 
The rent of welfare housing was kept very low, around 100 Yuan per month. Such 




the existing housing, and apply for one. 
Under the welfare housing system, the work unit was the link between the government 
and residents. Units undertook some administrative duties, such as resident registration and 
other welfare services for daily life. Moreover, all rents and utilities were collected by the 
work unit, and transferred to the government. In fact, many work units were run at a financial 
loss because of the large-scale construction and low rental housing fees (Zong, 1997). 
4.3 From the unit yard to a modern community 
After Deng’s speech in southern China in 1992, China entered into a stage of 
comprehensive reform and opening up. Many state-owned enterprises closed down because of 
poor management. Moreover, competition in the market economy began to affect the real 
estate industry. 
4.3.1 The introduction of commercial housing 
In 1998, “a notice to deepen the reform of the urban housing system, and to speed up 
housing construction” was released. The decision was made to end the welfare housing 
system and to commercialize housing. Under the guidance of this policy, housing became a 
commodity that could be bought and sold. Most work units stopped construction of welfare 
housing and sold the allocated housing to residents. 
The enterprise reform, begun after Deng’s speech, removed the vested interest of the 
state-owned enterprises. As a result, they had to face market competition. Work-unit security 
was transformed into social security, and the talent market became popular. That allowed 




Since the comprehensive reform and opening up, especially since the mid-1990s, 
Beijing’s urban spatial structure has changed a great deal. The core area has experienced 
redevelopment, there has been large-scale suburban development, factories have moved out of 
Beijing, and old residential houses have been replaced by commercial and office buildings. 
Modern residential buildings located in the outer area have become the main housing 
supply. 
4.3.2 The real estate developer 
In the case of unit yards, residential buildings were planned and constructed by work 
units. After the introduction of commercial housing, however, real estate developers took over 
that role. 
1)  Qualifications 
In 2002, real estate developers in Beijing were divided into four grades. Figure 4.6 
shows all the Level 1 developers, who did not face any restrictions in terms of the 
development process. On the other hand, developers classified at other levels did face 
limitations in terms of construction areas. It is clear that the developers with privilege were 





Figure 4.6: Real estate developers belonging to Level 1 
Source: Beijing real estate yearbook 2010 
 
The four-grade qualification system introduced in 2002 to manage real estate developers 
was a response to the rapid increase in real estate agencies. In March 2012, a notice from the 
state-owned assets supervision and the administration commission of the state council 
announced that 78 central enterprises existed as real estate agencies. The increase in the 
number of developers was mainly due to the increase in private developers. It is therefore 
possible to forecast that private capital will dominate real estate development in the future. 
2) Demolition 
The ownership period of commercial housing in China is 70 years. However, it has only 
been about 10 years since commercial housing supply system reform was passed. In general, 




When the local government sells public land, according to the master plan, it does so at an 
open public auction. The second is cooperation with the work units. When work units need to 
expand their infrastructure, developers are requested to attend the tender for development 
projects. The third is the demolition of old buildings. 
 
Figure 4.7: The steps of demolition 
Figure 4.7 shows the steps of demolition in China. Generally, there are two types of 
demolition: government demolition, and developers’ demolition. Government demolition is 
mandatory and the price is non-negotiable. For example, many residents and several work 
units had to move because of the construction of the Beijing Olympic park. Meanwhile, 
developers’ demolition is often entrusted to a professional demolition company, and the price 
is negotiable. 
3) The real estate market 




funds of the developer), bank loans, and pre-sale funding. Now, more and more real estate 
developers obtain funds from the capital market or FDI to carry out construction (Figure 4.8).  
However, the real estate market in China is still regulated by government policy. The 
government is not only the primary landowner, but also the market regulator (Figure 4.9). 
 
Figure 4.8: Real estate developer funding sources 
 





4.4 The unstable purchase policy of commercial housing in Beijing city 
Commercial housing was introduced to mainland China in 1998. However, from 1990 to 
2014, the policies surrounding commercial housing changed frequently. 
4.4.1 The incredible increase of housing prices in Beijing city 
 
Figure 4.10 The increase of housing prices in inner area (1998-2010) 
Sourse: Beijing real estate yearbook 2010 
Figure 4.10 shows the rapid increase of housing prices in inner Beijing. It is clear that 
from 1998 to 2005, the price of commercial housing in Beijing skyrocketed. Moreover, from 
2005 to 2010, the average housing price in inner Beijing increased sixfold. 
Unbalanced supply and demand was one of the main reasons for the rise in housing 




continuously. Since unit yards stopped supplying welfare housing, group buying became the 
transition policy in many unit yards (Liu, 2005). A group buy
iv
 could offer a lower price for 
employees, and, on the other hand, guarantee sales volume. 
However, after 2005, investment became the most important factor behind the rise in 
Beijing housing prices. Seeing the incredible increase in housing prices, many citizens came 
to regard real estate as the best investment, and began to invest heavily.
 
Figure 4.11: Housing prices in Beijing city in 2014 
As a result, housing prices in Beijing rose much faster in both the inner and suburban 
areas. Figure 4.11 shows the average housing price in all street units in Beijing in 2014. It is 
understandable that housing prices in north Beijing were higher than in the south. Although 
the average income has certainly increased significantly in Beijing city, housing prices are 




4.4.2 Transition of regulations in the housing supply system in Beijing city since 1998 
Table 4.1: the transformation of housing supply policy in Beijing 















• Increase the supply of commercial housing 






• Every family could buy only one more house in Beijing 
since this measure was published (purchasing 
restrictions). 







The migrants should submit a 5-year tax certificate in 
Beijing before they could purchase commercial housing. 







• End selling of commercial housing to people who don’t 
have a Beijing household registration. 
• Down payments on second houses should be more than 
70%. Housing provident funds could only to used to 






• The Beijing government will enact stronger controls of 
housing prices—prohibiting developers from increases 
prices too fast. 




Table 4.1 shows the transition of policies on the housing supply system in Beijing city. In 
Beijing, housing policy was decided not only by the local government but also with input 
from the central government. For example, the seven measures (京七条), published by the 
Beijing government, was a complement to the five measures (国五条), drafted by the central 
government. 
The Beijing government has tried different approaches to controlling housing prices. In 
2010, purchase restrictions were published with twelve measures. In order to control the 
increase in housing prices, The Five Measures (2013) decided to stop selling housing to 
migrants without Beijing household registrations. These types of regulations are not easy to 
find in other global cities in Asia. 
Despite the increasingly strict and powerful restriction policies, however Beijing housing 




Chapter 5: Construction of high-rise buildings and development of CBD in the 
inner area of Beijing city since the 1990s 
In the previous chapters, we established that China has experienced remarkable 
economic growth since the acceptance of the Reform and Opening-up policies in 1978. In 
1991, Chinese leaders began to introduce a market economy on the mainland, and since that 
time China has maintained an annual GDP growth rate of 8%. The welfare housing supply 
system by unit-yard organizations was abandoned in 1998. Many projects have been 
undertaken in the inner area of the city to redevelop the welfare housing areas. In this chapter, 
we focus on the inner areas of Beijing city, paying particular attention to two kinds of 
reconstruction process: from unit yard to commercial housing, and unit yard to commercial 
area. 
5.1 Measuring the spatial expansion of commercial housing development in 
Beijing City since the Comprehensive Reform and Opening Up 
In the last chapter, we examined how the housing supply system in China has changed. 
We showed that the unit-yard system began to disintegrate with this transformation. Welfare 
housing was replaced by commercial housing, and a new type of modern community was 
established.  
Full statistical data on the number and location of new commercial housing is not 
available. Thus, in order to understand the process of housing commercialization and examine 




land use and land cover (LULC) maps using Landsat satellite images. Four satellite images 
from different periods were collected from the USGS: 1990TM, 2000ETM, 2010ETM and 
2013OLI. All satellite images were produced in the spring (April or May).  
The study area was Beijing city within the fifth ring road, an area of about 706.4 sq. km; 
most of the city’s high residential buildings are located in this area. 
5.1.1 Methodology 
In this study, Erdas 2010 and Arcgis 10.2 software were used to integrate the available 
data and information, and the LULC maps were made by supervised classification. We 
collected the training data based on the shadows of buildings. In China, especially in big cities 
like Beijing, the differences in landscape among the high commercial buildings, the high 
residential buildings, and the old low buildings was clear (Figure 5.1): 
1) An independent high-rise building with a clear shadow could be classified as a high 
commercial building. In Beijing, due to the building interval policy, higher 
buildings must have a longer interval. Thus it was very easy and clear to extract the 
shadows of high buildings in the Erdas software. 
2) High-rise buildings with clear shadow surrounded by green space could be 
classified as high residential buildings. Real estate developers tried to build good 
environments with yards, and good services and security conditions. In spring, it 
was very easy to classify the green space areas, which helped us identify the high 
residential buildings. 




old, low buildings. Courtyards, temporary buildings, and unit yards could be 
classified as this kind of land use type. 
 
Figure 5.1: The view of different kinds of buildings in Google earth and Erdas 
software 
As a result, we had eight land use categories in this study: high commercial buildings, 
high residential buildings, low and old buildings, agricultural land, green space, empty or 
construction land, water, and streets. 
5.1.2 Output of classification and accuracy assessment  
Figure 5.2 shows the results of supervised classification in 2013. Three categories of 
land use were included in this map: old and low buildings, high commercial buildings, and 
high residential buildings. It is obvious that high residential buildings covered most of the 
study area, especially outside of the fifth ring road. A large portion of the remaining old and 
low buildings can be seen in the inner area. Most of the commercial buildings were located in 






Figure 5.2 The classification of land use in 2013 
Because the way we dealt with the satellite images was based on the shadows of 
buildings and green space, it was necessary to conduct an accuracy assessment in the field.  
Thus, we confirmed the accuracy rate of the classification results through a field study. 
Using a handheld GPS, we recorded names of buildings, classes of land use type, and 
geographical coordinates. Moreover, we took photos of each (Figure 5.3). The field study was 





Figure 5.3: Verification of satellite image land use classification results by field survey   
In total, 75 locations were collected in the study area. These were input into the Erdas 
software for comparison with the classification results for 2013. Our accuracy rate is 
presented in Table 5.1. The overall classification accuracy in 2013 was 81%. 
Table 5.1 The module of classification accuracy rate in Erdas software 
 
5.1.3 Spatial analysis based on the results of classification: the reconstruction process of 
high residential buildings in Beijing 




After classification, we extracted areas of high residential buildings, as in Figure 5.4
 
Figure 5.4  Spatial distribution of high residential buildings in Beijing in 2013 
We then further processed the results of the classification based on the distribution maps 
for a kernel density analysis. The kernel density analysis was conducted using ARCGIS 10.2 
software. This analysis helped us to understand the characteristics of the spatial distribution of 
high-rise residential buildings. 
Figure 5.5 shows the spatial distribution areas of clusters of high residential buildings in 
Beijing in 1990. In 1990, the number of high residential buildings was very small, and they 
were mostly located outside the second ring road, although some were also located inside unit 





Figure 5.5 Spatial distribution of clusters of high residential buildings in Beijing (1990) 
However, with the publication of the housing supply reform policy in 1998, the unit yard 
could no longer construct housing. Figure 5.6 shows the spatial distribution of areas where 
high residential buildings were clustered in Beijing in 2000. The high-density areas are 
completely different from the 1990 image. In western and southern parts of inner Beijing, the 
areas of high-density residential buildings have disappeared. This can be understood to be a 
result of the demolition of high residential buildings in unit yards. 
In the 1990s, the local Beijing city government promoted the inner reconstruction project, 
focusing on the south parts of inner Beijing. For example, residents in the old courtyard and 
unit yard located in the QianMen and Wangfujing area were moved outside the fifth ring road. 





Figure 5.6 Spatial distribution of clusters of high residential buildings in Beijing (2000) 
After the year 2000, more and more real estate developers appeared in Beijing. Figures 
5.7 and 5.8 show the spatial distribution of high residential building clusters in Beijing in 
2010 and 2013, respectively. The areas where high-rise residential buildings are clustered 
have been extended, especially in the north and west parts of Beijing in this period. Building 
density was also becoming much higher than in the 1990s 
Results of the time series analysis proved that the areas of unit yards decreased rapidly 
and were replaced by high commercial and residential buildings. At the same time, there was 
a rapid expansion of high residential areas in the suburbs. We realized that these two types of 
transformation promoted the rapid growth of Beijing city, and that housing development was 





Figure 5.7 Spatial distribution of clusters of high residential buildings in Beijing (2010) 
 




5.2 From the unit yard to the central business district: The case of Beijing CBD  
A market economy was introduced in Mainland China in 1992, and since then more and 
more private and multinational companies desired to establish offices in Beijing city. The old 
commercial areas like QianMen and Financial Street could not provide enough offices, so it 
became necessary to construct new commercial areas. 
In China, the idea of the CBD was first presented in the 1980s in Shanghai city. In 1982, 
Shanghai began a program called ‘Compensation for the use of land’ that allowed city land to 
be rented for development. In 1986, the Shanghai Urban Planning and Design Institute 
proposed “Lujiazui district planning"; this was the first time construction of a CBD was 
discussed in China. After 1992, CBD construction began to attract the attention of many 
government departments and scholars, and research on CBDs made some progress. The 
government of more cities presented ideas for CBD construction, including Beijing city. 
However, the construction of CBDs in different Chinese cities varied widely, especially 
in terms of choice of location. For example, in ShangHai, ChongQing, NanJing, ChengDu, 
FuZhou, and NingBO the CBD area was located in the center of the city. In DaLian, QingDao 
and XiaMen, the CBD area was located away from the city center. The CBDs in Shenzhen 
and Guangzhou were located along a development axis. As the capital of China, the CBD in 
Beijing was constructed along the east third ring road. 
5.2.1 The redevelopment of the CBD core area 
The main CBD area covers an area of 7 sq. km, west to Dongdaqiao Street, east to 4th 




establishment of People’s Republic of China, this area has been planned as an important 
industrial base for Beijing city. Many famous factories, such as the Beijing tool factory, used 
to be located here.  
When the 1991 Beijing master plan (1991-2010) was published, it was decided to 
promote construction of a central business district in Beijing. The area within the east third 
and fourth ring road was selected, surrounding the World Trade Center, which opened in 1990. 
The project development plan for the Beijing CBD was presented in 1993, and it was 
determined a specific range after the five years. 
Since 2000, construction in the Beijing CBD has speeded up. In June 2003, construction 
began on the Yintai center, referred to as the "highest building in Beijing" at a height of 249.9 
m. However, the even taller International Trade III, with 80 floors and a height of 330 m 
became the highest building in 2007. Currently, the Beijing Fortune center (Fortune Plaza), 
Central Television new building, and the world trade center, has become the unwavering 
symbol of the CBD. 
The total construction area of the Beijing CBD is some 10 million sq. m, of which 50% 
is office buildings, 25% apartments, and the remaining 25% a mix of commercial, service, 
cultural and entertainment facilities (Beijing CBD plan 2009). The Beijing CBD has unique 
district advantages, perfect infrastructure facilities, rich land resources, and a vibrant business 
atmosphere. There are about 3000 enterprises in the CBD, with 500 multinational 
corporations, 570 foreign representative offices, and 150 foreign-funded banks, insurance 
companies and agencies, as well as 200 intermediary services. There are more than 3 million 




multinational companies and financial agencies, including Motorola, Hewlett Packard, Ford, 
Samsung, BNP Parisbas Group, and UBS AG. Currently, of the world’s Top 500 enterprises, 
160 have their operations in Beijing, and more than 120 have set up offices in the CBD and 
surrounding area. (website of the Beijing central business district, http://203.86.47.237/en/ 
construc/profile/5824388531878165006.shtml) 
In this section, we attempt to examine the redevelopment process of the Beijing CBD 
core area using public information and the data collected in the field study. 
 Movement of the unit yards 
The CBD core area covers 11.6 ha and was the largest land tending in Beijing 
development history. There used to be nine unit yards before the redevelopment. Four were 
manufacturing units, two commercial units, and three educational and research units. After the 
redevelopment plan published by China Architecture Design & Research Group (CAG), the 
Beijing land reserve center started to move the unit yards out of CBD area and to readjust 
land use. 
 
CNNC Beijing Nuclear Instrument Factory 
Move to : Yi Zhuang  
Beijing Auto Repair Service company 
• Cooperation with TOYOTA in 1979 
• Move to: East part of 5th ring road 
Beijing electric wire & cable general factory 






 Figure 5.9  The nine former unit yards located in the CBD area 
Figure 5.9 shows the basic strategy of these movements. In the case of factories, the 
local Beijing government prepared the land exchange and moved them to another industry 
base or development zone. For example, the Beijing Nuclear instrument factory and the 
Beijing electric wire and cable general factory were moved to the Yizhuang area; the Beijing 
tools factory was moved to the Zhongguancun Industry Park. Due to collective land 
ownership, the local Beijing government had the right to redistribute and exchange land with 
Beijing tools factory 
• Move to: Zhong Guan Cun 
ZhongFU Mansion 
• Reconstruction in the same location 
GuangHua hotel (Beijing foreign intern hostel) 
• The first foreign - related hotel in China  
• Demolition and Disappear 
China national pulp and paper research institute 
• Move to : North East of 5th ring road 
• Merged into Sinolight company. 
Central Academy of Craft Art 
• Merged into Tsinghua University( The Academy of Arts & 
Design of Tsinghua University) 
Beijing Guang Hua Road High School 




the unit yard. Beijing city promoted very good and large-scale development zones in the 
suburbs, and supported the relocation of factories. On the other hand, commercial buildings 
were retained or reconstructed in the same location. (For example, in the case of the 
GuangHua hotel, another big hotel will be constructed in the same location.) Meanwhile, 
universities, research institutes and schools were merged with other schools and research 
institutes, and moved directly to their new campuses. 
 Tendering method for reconstruction and result  
The Beijing land reserve center adopted a public tendering method for distributing land 
to developers. It was characterized by the following scoring system at public auctions:  
• Planning and design score (20 points) 
• Capital strength and credit of the developer (10 points) 
• Tender price (40 points) (this part involved a special formula) 
• Operating philosophy (15 points) 
• Past performance of the developer (15 points) 
    The special tendering revealed a very interesting fact. In general, tendering price 
might be the determining factor in land distribution decisions, compared with other factors. 
However, in the CBD core area, the importance of tendering price was low, worth only 40 
percent. On the other hand, in the case of the planning and design score, capital strength and 
credit of the developer, operating philosophy, and past performance of the developer, the 
evaluation score was made by the distribution agency (the land reserve center and Beijing 
local government). It is thus clear that the government still had the strongest power to decide 




Based on this method, the proposed development plan of each developer was evaluated. 
The developers with the highest score got the land.  
  Table 5.2  The result of public tendering 
Land 
number 
Name of the developer Price 
No.Z8 中国中信集团公司(CITIC Group) 
2.88 billion 
CNY 
No.Z9 安邦人寿保险股份有限公司(Anbang Insurance Group Co) 
2.29 billion 
CNY 
No.Z10 北大方正集团有限公司(Founder, belong to Peking university) 
3.45 billion 
CNY 
No.Z11 Unsold Unsold 








No.Z1a 中国国际期货有限公司(China International Futures Co., Ltd.) 
1.201 
billion CNY 









Source: field work 
Table 5.2 shows the result of public tendering in the CBD core area. The tendering took 
place in 2010. Bid prices were very high compared with other redevelopment projects in 
Beijing. Many insurance companies such as Anbang Insurance Group and Taikanglife 
insurance tendered bids. Moreover, foreign companies were also allowed to join the public 
tendering. In the case of Land NO. Z12b, Samusung, the Korean global electronic company, 
obtained the right of development. At present, Samsung’s high-rise Chinese headquarters 
building is located there. However, foreign developers were not allowed to participate in the 
auction for housing development until now. 
5.2.2 The characteristics of newly established offices in the CBD area 
Next, we examined the characteristics of offices established in the newly developed 
commercial area of the CBD. A questionnaire survey was conducted to collect data in Oct 
2014. The surveyed area was situated in the northern area of the CBD. The development 
of this area is characterized by mixed use, including business, commerce and housing. 
Figure 5.10 shows the layout of land use in the site. The commercial areas were set up along 
the main street. The inner part of the district was designated for residential areas. There are 
eleven high-rise office buildings and six residential areas. The residential areas included 





Figure 5.10.a The study area  
However, the field study suggested that the reality was different from the land use plan 
(Figure 5.10.b). The field work revealed that the mixed-used land has been constructed as 
office buildings and residential buildings, like the ShiJiecheng and Shimao apartment. 
However, due to the high rent, the residential buildings were built in a ‘commercial and 
residential composite’ style. Lots of housing in the CBD was rented to companies that use 





Figure 5.10.b the study area 
We visited 200 offices located in all eleven offices buildings located in the surveyed area 
and interviewed the office managers with questionnaire sheets. The main question items, in 
addition to basic company information, were as follows: main activities of office, and reasons 
for choosing CBD area for location of the office 
5.2.2.1 The establishment year of the offices 
Table 5.3 shows the year the offices were established by office type. Only five of the 
offices were established before 2000. All of them are the headquarters of Chinese companies 
originally based in this area. After development, some of them tried to locate their offices 










Unknown 0 7(6%) 5(6%) 12(6%) 
Trans-national branch office of MNC 0 2(2%) 0 2(1%) 
Nation-wide branch office of MNC 0 25(22%) 9(11%) 34(17%) 
Region-wide or sub-regional branch 
office of MNC 
0 4(4%) 16(20%) 20(10%) 
Headquarter of Chinese companies 5(100%) 63(56%) 12(14%) 80(40%) 
Branch office of Chinese companies 0 11(10%) 41(49%) 57(26%) 
Total 5(100%) 112(100%) 83(100%) 200(100%) 
Source: questionnaire survey 
In the period from 2000–2010, 112 offices were established. Of these, 56% were the 
headquarters of Chinese companies. As to the rest, 25 multinational companies located their 
nation-wide branch offices in the area during the period. However, there were only two 
transnational operating offices of multinational companies. On the other hand, seven regional 
offices of Chinese companies established their offices during this period. This suggests that 
companies operating nationally increased, and that they established their offices for the 
northern part of China in Beijing. Very few multinational companies built their transnational 
branch office or region-wide office in the Beijing CBD area in this period. 




other cities established branch offices in the Beijing CBD. The number of branch offices of 
Chinese companies increased remarkably from 11 in 2000-2010 to 41 after 2010. Moreover, 
multinational companies have also established region-wide or sub-regional branches in the 
CBD since 2010. The number of this type of office increased from four in 2000-2010 to 16 in 
2009-2014. The local Beijing government proclaimed a clear objective to make Beijing city a 
World city, especially after the 2008 Olympic Games. Since the CBD area has a very good 
office environment, traffic conditions and prestige, it tends to be the location of choice for 
branch offices of multinational companies. 
5.2.2.2 Main customers of the offices in the CBD 
Figure 5.11 shows the main customers of the offices located in the Beijing CBD area. A 
large part of office space in the CBD targets large organizations, such as nation-wide 
companies, MNC, government entities, and wholesalers. For example, 26% of survey 
respondents trade mainly as nation-wide companies or MNC. Moreover, the government was 
the main customer for 17% of respondents. The Chinese central government and Beijing local 





Figure 5.11 The main customers of the offices in the CBD 
On the other hand, small-scale customers such as local companies, retailers, and 
consumers were the main customers for 33% of respondents. This fact suggests that offices 
doing business on a local scale are also included in the area. 
5.2.2.3 Size of the offices in the CBD 
Table 5.4 shows the composition of offices by staff size and main office activity. About 
25% of offices were very small, with 1–10 staff members. Since customer service centers tend 
to be relatively small, they occupied 60% of this class, followed by consultancy and advisory 





















center of affiliated 
establishments 
0 44(38%) 11(42%) 3(50%) 58(29%) 
Consultancy and 
advisory 
11(21%) 26(22%) 0 0 37(18.5%) 
Finance and 
investment 
6(12%) 22(19%) 4(15%) 1(17%) 33(16.5%) 
Insurance 1(2%) 0 8(30%) 2(33%) 11(5.5%) 
Advertising 2(3%) 1(1%) 0 0 3(1.5%) 
Legal practice 1(2%) 0 0 0 1(0.5%) 
Engineering design 0 0 0 0 0 
ICT development 0 0 0 0 0 












Source: questionnaire survey 
About 58% of the all offices were in the mid-size class, with 11–50 staff. In the case of 




large portion was classified in this category. Moreover, offices that had more than 51 staff 
members occupied 24% of offices, and 9% had more than 100 staff. Offices of finance and 
investment and insurance companies were also relatively large. The composition of these 
offices by staff size was similar to that of the management centers of affiliated establishments. 
5.2.2.4 The evaluation of location advantage 
Table 5.5 shows the first, second and third most important factors given for choosing the 
CBD area for the office location site. In the table, we also show the results of a 
comprehensive evaluation using a scoring system as follows: first choice had a score of 5, 
second a score of 3 score, and third score of 1. 
Table 5.5 the first, second and third most important factors for choosing the CBD area 












moving within the 
city 
0 0 0 0 3 1.5(%) 3 
Convenience of 
contacts with related 
companies and trading 
companies 
8 4(%) 2 1(%) 13 6.5(%) 59 















Prestige of place 57 28.5(%) 80 40(%) 55 27.5(%) 580 
Availability of office 22 11(%) 22 11(%) 21 10.5(%) 197 
High quality of 
infrastructure 
55 27.5(%) 14 7(%) 26 18(%) 353 
Accessibility to the 
international airport 
3 1.5(%) 9 4.5(%) 15 7.5(%) 57 
Proximity to the 
administrative area of 
central government 
6 3(%) 21 10.5(%) 38 19(%) 131 
Good access to 
residential area of 
expatriates 




0 0 0 0 0 0 0 
Good condition of 
environment 
9 4.5(%) 20 10(%) 11 5.5(%) 116 
TOTAL 200 100(%) 200 100(%) 200 100(%)  




The results showed that prestige of place with a score of 580 had the highest value 
compared to other factors. About 96% of respondents selected prestige as one of the top three 
most important factors for locating their office in the CBD area. This fact suggests that the 
CBD has a high brand value of place. Since the publication of the CBD plan, the prestige of 
the CBD area significantly increased, especially after 2000. Now more than 120 of the 
World’s Top 500 companies have offices in the Beijing CBD area. To have the CBD as one’s 
office location gives customers a good impression, especially for young companies.  
The high quality of infrastructure (score of 353) and agglomeration of supporting 
services (score of 313) received the second and third highest scores in terms of location 
advantage. The CBD construction was under a detailed plan by the local Beijing government. 
Therefore, a very good infrastructure and service system was prepared to make the CBD area 
one of the best commercial centers in China. 
Very few respondents chose convenience of moving within the city (3), accessibility to 
the international airport (57), convenience of commuting for employees (0) or good access to 
residential area of expatriates (0) as their top three important factors. However, the Beijing 
CBD area has a very good accessibility to other parts of Beijing, the Beijing international 
airport, and different railway stations. This suggests that accessibility was not a main 
motivating factor in discriminating the Beijing CBD from other business centers in Beijing. 
5.3 Conclusion 
Since comprehensive reform and the Opening-up began in the first half of the 1990s, a 




the unit-yard system, and the introduction of new land distribution policies, a remarkable 
demolition-reconstruction process can be seen in the inner area. Based on the facts discussed 
in the preceding sections, we highlight the following findings related to the construction of 
high-rise buildings and development of the CBD in the inner area of Beijing city since the 
1990s 
1) We developed a new method of land use classification using remote 
sensing analysis --- based on the shadows of buildings and green space. 
From the results of the classification, the demolition-reconstruction 
process in the inner area of Beijing was very clear. The unit yards were 
transformed to high-rise buildings. In China, the most popular housing 
style is now the high-rise apartment. Based on this method, it is possible to 
classify the different land use types in China. This method is also valuable 
for further research, especially that with limited data. 
2) In Beijing city, a remarkable development process has occurred since the 
reform and opening up, especially after 1992. The main driving force 
behind this urban transformation process was the expansion of high 
residential building areas. The construction of high-rise buildings began 
around the second ring road, gradually expanded to the outer part, and was 
distributed to the whole area within fifth ring road in the 2000s.  
3) The Beijing CBD area is becoming one of the most important business 
centers. The land redistribution of the CBD area was accomplished by a 




right of development in the CBD core area were state-owner insurance 
companies. Although residential buildings were also constructed with the 
mixed land use development plan, many housing units were lent to 
companies as office space. 
4) Many offices of domestic and multinational companies have agglomerated 
in the CBD. Offices vary in size, activity, main customers, and length of 
establishment. It was the prestige of the CBD that many companies valued 
most in choosing the location of their office. Following this, high 
availability of offices, high quality of infrastructure and agglomeration of 
supporting services were evaluated as important advantages. In addition, 





Chapter 6: Suburban Expansion and Social Characteristics of Migrant Families 
in Beijing since the 1990s 
 
6.1.  Introduction 
Since the start of the “Change, Reform, Open-up” policy in 1978, China has experienced 
remarkable economic growth. In the last three decades, per-capita GDP grew from 381 CNY 
in 1978 to 23,128 CNY in 2008. In 1991, Chinese leaders began introducing a market 
economy on the mainland, and since then, annual growth rate of China’s GDP has been over 
8%. Such rapid economic growth has brought about drastic expansion and transformation of 
cities. Under the Open-up policy, and with the market economy deepening, land rental for 
large-scale development and urban development has become more intensive. With the gradual 
expansion of the policy, more and more real estate developers have appeared in China. 
The rapid pace of urbanization has meant that urban land expansion and land use/land 
cover change has been a key subject for studies on dynamic changes of urban land use 
(Dewan and Yamaguchi, 2009). This paper examines the following two issues. The first is the 
process of spatial expansion of the Beijing suburban residential area; we focus especially on 
the land use changes in the area between the 4th and 6th ring roads. The second is the 
social-economic characteristics of migrants living in the suburban areas. The study area 
between 4th ring road and 6th ring road was selected because that area has been the most 
vigorously developed for residential purposes in the past two decades. 




study the processes and patterns of the rapid spatial expansion in Beijing. Furthermore, we 
will investigate the socioeconomic characteristics of the migrants living in the Beijing 
suburban area. A questionnaire survey will be conducted to clarify the detailed characteristics 
regarding the current situation of migrants. 
6.2.  The Population growth of Beijing city since the 1980s 
In China, a population control system called the “the household registration system” was 
in place before the Open-up policy. This system was intended to ensure local residents the 
right to employment, education and social welfare, and to limit population migration. As the 
system was strictly enforced, people were not able to change their registration information. 
 
After the Open-up reform, however, a large number of people left their hometowns to 
look for better work opportunities in cities, especially in mega cities. This group of people 
gave up stable jobs and situations in their hometowns and became migrants. The urban 
population of Beijing has experienced remarkable growth over the past 32 years; the 
population was 8,715,000 in 1978, 13,636,000 in 2000, and 19,979,000 in 2010. A large part 
of the population increase in Beijing had to do with the increase in migrants (Figure 6.1). 
Although migrants in Beijing numbered only 218,000 in 1988, that total rose to 7,407,000 in 






Figure 6.1: Population growth in Beijing (1978–2010).  
Source: Beijing Statistical Yearbook (2011) 
 
Since the change in the housing distribution system in 1998, the work unit has stopped 
offering welfare housing. In Chinese cities, the basic administrative unit is called the street 
unit. The street unit is a bridge connecting citizens and the government. It is also based on 
Chinese-style democracy. In Chinese cities, grassroots democratic elections of communist 
party members are done at the street-unit level; each street unit is equipped with a party 
branch. However, after the reform and opening-up, the built-up area of Beijing experienced a 
rapid expansion. Through this rapid expansion, the functions of the street unit, such 
controlling residents, has collapsed due to the increase of migrants. 
Figures 6.2 and 6.3 show the population density based on the street-unit system in 2000 
and 2010. Each block in these figures represents a street unit, which is also a census tract. We 
collected the data from the fifth and sixth Chinese population censuses in 2000 and 2010. 




was collected from both migrants and local residents in the census. The figures show clearly 
that the densely built-up area experienced a rapid expansion between the fourth and sixth ring 
roads during the period 2000-2010. 
 
 
Figure 6.2: Population density of Beijing city by street-unit in 2000 
Source: The fifth Chinese population census 
 
 
Figure 6.3: Population density of Beijing city by street-unit in 2010 





6.3.  Methodology and Data Sources 
6.3.1  Examination of Beijing urban expansion since the 1980s: spatial analysis by 
remote sensing 
Landsat imagery provides up-to-date land use and land cover information on a small 
scale and at a reasonable cost with good accuracy (Sharma K.p., 1984). To create the land use 
map of Beijing, we used Beijing Tm imagines from different time periods; to understand the 
process of how the suburban area of Beijing developed, a time-sectional comparison was 
completed. Simultaneously, the areal differences of Beijing at the same times were analyzed. 
A supervised classification was used in this analysis. The appropriateness of the 
categories was examined by sample verification. We chose several sites for each category, and 
confirmed the consistency between results of the classification and the reality.  
We made land use and land cover (LULC) maps using Landsat satellite images of 
Beijing. These maps allowed us to examine urban LULC changes. All the LULC were 
classified into 6 land use categories: (1) densely built-up area; (2) agricultural land; (3) green 
space; (4) forest; (5) undeveloped areas; and (6) water. 
The LULC changes were analysed using satellite images from 4 time series, for 1988, 
1995, 2000 and 2005, collected by the Institute of Remote Sensing Applications, Chinese 
Academy of Science. Mapping data of Beijing city (1985-2005) were presented using IDRISI 




6.3.2  Examination of social and economic characteristics of migrants in Beijing: 
Questionnaire survey 
In Beijing’s urban expansion, migrants were the main driving force of population growth, 
especially in the rapid growth after the 1990s. More urban land space was needed to meet the 
flood of migrants. Under the control of the unit yard system, the unit security was the 
foundation of the social welfare for people. As a result, people could not move because only 
the work unit could offer them a job. With the effects of the globalization and the 
disintegration of the work unit system, people in cities and rural areas began to move in the 
1990s. Beijing attracted a lot of people from all over the country; as the capital of China, 
people saw it as offering opportunities for good jobs and services.  
In order to obtain data on the socio-economic characteristics of migrants, we conducted a 
questionnaire survey in the area between the fourth and sixth ring roads. Migrants living in 
the study area were scattered, and it was difficult to find concentrated areas of them. 
Therefore, we decided to work from two high schools located in the following areas: 
ChangPing in the northern suburbs, and Yizhuang in the southeastern suburbs. 
In general, due to the household registration system, it is difficult for migrants’ children 
to attend local schools. The selected schools, however, were opened specifically for the 
children of migrant families. With the permission of the school administrative offices, we 
asked parents to complete the questionnaires. The survey was conducted from March 8–24, 
2012. Questionnaire items included: (1) Basic information of householder (age, income, 
occupation); (2) family size; (3) housing type and ownership; (4) the main reason for moving 




We were able to obtain responses from 500 total migrant households, 278 in the 
ChangPing area and 222 in the Yizhuang area. Respondents were 54.8% male and 45.2% 
female. 
6.4.  Land use and land cover changes in Beijing using Landsat images 
6.4.1  Land use and land cover changes of Beijing (1988-2005) 
 
Figure 6.4: Land Use and Land Cover (LULC) map of Beijing City, 1988 
 
Figure 6.4 shows the LULC pattern in 1988. Large areas of agriculture land (yellow) can 
be seen, especially outside the fourth ring road. Agricultural land constituted the largest land 
area, occupying about 48% of the total area. The next largest area of land use by type was 
densely built-up area (red), occupying around 31% of the total area. We can confirm that most 
of the area inside the fourth ring road was already built-up in 1988. The undeveloped area 
(dark blue) can be seen in the northern, southern and eastern suburbs, occupying about 12% 




forests (dark green). 
In 1988, the basic boundary of the built- up area of Beijing was the fourth ring road. 
Although we can see several densely built-up areas outside of the 4th ring road, some of these 
were independent towns. Certainly, in the western suburb, a continuous built-up area extended 
from 4th ring road. This area was developed earlier than other suburbs due to a good 
environment and peoples’ preference. Moreover, from 1949 to 1980s, the main development 
projects were located in the central area of Beijing. They included construction of big 
buildings, such as the National Library of China, the Beijing International Hotel, and other 
magnificent structures among Beijing‘s top ten buildings in the 1980s.  
 
Figure 6.5 LULC changes in Beijing city inside the sixth ring road (1988-2005) 
Figure 6.6 shows the LULC map for Beijing City in 1995. Compared with one in 1988, a 
large scale decrease in agricultural and undeveloped land can been seen. About 23% of such 
land was developed. These lands were transformed to either built-up areas, or green space. As 
a result, the share of agricultural land in the total area decreased to 29% while that of densely 
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ring roads was still agricultural in 1995. By 1995, a large portion of the agricultural land in 
the southern area within the 4th ring road had disappeared. 
 
Figure 6.6: Land Use and Land Cover (LULC) map of Beijing City, 1995 
 
The 1990 Asia Olympic Games were held in Beijing. The stadium and park used in the 
Olympics were constructed along the North 4th ring road and in west Beijing. Since 1993, as 
mentioned earlier, a market economy has been introduced into Mainland China. As a result, 
the government has allowed the land to be rented for development. Commercial residential 
buildings were built on a large scale near the Beijing Olympic Park. These were the first 
group of commercial housing projects that were sold or rented to foreigners. 
At the same time, a redevelopment project of the inner area was begun in the 1990s. The 
old commercial centres, such as Wangfujing Street and the Qianmen Area, were reconstructed 
by the local Beijing government. This development project in the 1990s was based on a 
detailed urban development plan including zoning. Before this, there had been no zoning 
system introduced in Beijing. 




of 1995, we can confirm that the share of densely built-up areas and green space continued to 
increase, while the share of agricultural land continued to decrease. The percentages of main 
land use types for the total area were as follows: densely built-up area, 58%, agricultural land, 
19%, forest 1%, green space, 9%, underdeveloped area, 9%. 
 
 
Figure 6.7: Land Use and Land Cover (LULC) map of Beijing City, 2000 
 
In the year 1988, we could see there were several satellite towns located in the suburb 
area, but they were isolated. In 1995, they had begun to connect with the main densely 
built-up area. By 2000, it was clear they were closely connected with the main densely 
built-up area, and all of them were included in the Beijing metropolitan area. 
Beginning in 1998, the housing distribution system was changed, as mentioned earlier, 
and the number of developers increased substantially. They tried to construct new types of 
residential housing in suburban Beijing on a large scale. On the other hand, new highways 




Beijing road system. Residents who lived in the suburban residential areas and owned a 
private car could easily travel to the downtown area of Beijing city.  
On the other hand, the Zhongguancun high-tech industry base was constructed in 1999, 
in the northwest area of Beijing city. The local government also tried to start large 
construction projects in other parts of China, for example, the construction of Beijing 
Economic-Technological Development Area, located in the southeast of Beijing city.  
 
 
Figure 6.8: Land Use and Land Cover map of Beijing City, 2005 
 
Figure 6.8 shows the LULC map of Beijing City in 2005. Compared with the 2000 
LULC map, it may be seen that a large amount of agricultural land has been replaced by 
densely built-up areas and green space. As a result, the share of agricultural land decreased to 
8% in 2005, while that of densely built-up area increased to 67%. Due to the construction of 
new residential areas in suburban Beijing, a lot of green space appeared. Real estate 




space, in order to attract residents; as a result, green space increased remarkably.  
Due to the successful application of Beijing for the 2008 Olympic Games, the speed of 
infrastructure construction increased tremendously in the 2000s. New highways and subways 
were constructed. For example, the No. 13 subway, located in the northern suburban area of 
Beijing, was constructed in the early 2000s. 
On the other hand, the Beijing local government proposed a new stage of regeneration or 
redevelopment projects, such as the construction of a new central business district (CBD). As 
a result, a large number of unit yards had to move out of the Beijing core area and build new 
factories in suburban areas. In the 2000s, it was necessary to collect the land for this kind of 
large reconstruction process. The Beijing local government tried to construct large-scale 
residential areas, for example the TianTongYuan in the Chanpin District of the northern 
suburbs, in order to replace the housing of residents who used to live in the core area.  
6.4.2  The pattern of spatial expansion of built-up area in Beijing city since the 1980s 
If the LULC classification of the satellite images for the 4 periods is completed, it is 
possible to show changes in land use patterns and to calculate the change in area for each type 
by overlapping the maps (see Figures 6.9 and 6.10). In this study, ArcGIS 10.0 software was 







Figure 6.9: Urban spatial expansion in Beijing (1988-1995)  
 
Figure 6.10: Urban spatial expansion in Beijing (1995-2000)  
 
In Figure 6.9, the purple indicates the newly expanded densely built-up area during 
1988-1995. In this period, the majority of the smaller areas of expansion were dispersed 
beyond the 4th ring road. At the same time, continuous expansion of built-up areas were seen 
along trunk roads, which connected the core area and satellite towns, especially in the 




highway. On the other hand, as the southeastern suburb was relatively low in altitude and its 
land condition was not good, local people did not prefer to live there. In Figure 6.10, the 
green areas represent the newly expanded, densely built-up areas during 1995-2000. In this 
period, due to extension of built-up areas in the suburbs, the satellite towns were connected to 
the core metropolitan region.    
 
Figure 6.11: urban spatial expansion in Beijing (2000-2005) 
 
The orange areas in Figure 6.11 show the extension of land for densely built-up areas 
from 2000 -2005. During this period, expansion was tremendous in all directions. The densely 
built-up area rapidly increased until it occupied almost all of the formerly agricultural land. 
As a result, the composition of land use by land use type inside the sixth ring road became as 
follows: built-up area 67%, green space 14%, and agriculture land 8% (Figure 5). The 





6.5.  Social characteristics of migrants in suburban Beijing 
In the last section, we considered the remarkable expansion of the urbanized area of 
Beijing over the last three decades. However, we wondered what kinds of people are living in 
the newly developed areas? What are their living conditions? We address these questions in 
this section. 
 
6.5.1.  Results of previous studies on characteristics of migrants 
China’s official population statistics have been based on the household registration 
system and carried out by the street units (neighbourhood committees) since the establishment 
of Peoples’ Republic of China. These statistical surveys mainly dealt with local people whose 
resident registration was permitted in Beijing. Migrants were generally excluded from the 
surveys. As a result, there is very little information on the living conditions and 
socioeconomic characteristics of migrants in the public data. However, there are studies on 
migrants based on fieldwork in Beijing. From these studies it is possible to glean the 
fundamental characteristics of migrants during the 1980s and 1990s. This literature review 
was based on the CNKI and Science direct database. 
 
6.5.1.1  The early migrants: 1983-1999 
Ji (1985) surveyed the educational background and jobs of migrants living in the core 
area of Beijing with a questionnaire survey in 1982. He considered the migrants that moved to 




than a junior high school level of education. Of these migrants, 50% were manual workers 
and 10% were unemployed. There were few white-collar employed workers. Thus, the 
portrait of migrants presented by Ji corresponded to the general impression about migrants. 
According to Liu and Gu (1999), who studied Beijing urban villages, migrants from the 
same hometown tended to live in the same village in the Beijing metropolitan area. Many 
suburban villages adjacent to built-up areas of Beijing were transformed to urban villages by 
the influx of migrants. Most migrants came to Beijing alone. Living conditions varied widely 
from village to village, and were also very different depending on the local residential area. 
Some urban villages attracted a large number of poor people who had lived in rural provinces. 
Most migrants in these urban villages lived in temporary housing with poor sanitary and 
security conditions. Moreover, migrant workers engaged in the primary and secondary 
industries, with most simple, unstable, temporary, unskilled and low-income jobs. 
 
6.5.1.2  Emergence of family migration: 2000-2008 
In China, migrants and local residents obtained housing in completely different ways. 
Local residents could obtain housing through their enterprises, or could purchase commercial 
and low-cost public housing. In the case of migrants, however, the only option was to live in 
rented housing in a suburban area or in the housing provided by enterprises (Wu, 2002, 2004). 
In addition, compared to single migrants, migrant workers with families hoped to start in a 
stable occupation. Forty percent of migrant families undertook a ‘Whole family migration’, 
which means the older and younger generation family members moved to Beijing once the 





6.5.1.3  Emergence of the New Migrants (2009—present) 
A group of new migrants has arrived since 2009. Chen and Zhang (2012) examined the 
distribution of living space of the low-income population in Beijing. They classified residents 
into three groups: local people, floating-type migrants and new-type migrants. New-type 
migrants were younger and had relatively higher educational backgrounds and skills 
compared to floating-type.  
The new-type migrants’ living conditions, however, were still not good. They were not 
expecting to obtain the life condition of local residents, and accepted the arduous living 
conditions easily. However, it was clear that the migrants made an effort to be accepted by the 
local community, and that having a sense of community had the greatest impact on their 
satisfaction with their living conditions. On the other hand, a separate kitchen and bathroom 
was most important in the migrants’ evaluation of housing conditions (Li, 2011). 
 
 
6.5.2.  Study area of questionnaire survey 
Since the housing supply system changed in 1998, as mentioned earlier, work units have 
stopped offering welfare housing. To replace work units, the supply of commercial housing 
has increased rapidly. However, in Beijing, housing demand had continuously exceeded 
supply due to remarkable population growth. As a result, housing prices also increased 




areas due to housing price increases.  
The Beijing metropolitan area covers an area of more than 750 square kilometres, and 
has a total population of more than 20.6 million (2012). We chose two satellite towns as our 
study areas located between the fourth and sixth ring roads. The first is ChangPing town 
located along the Badalin motorway that connects Beijing to the Great Wall in the northern 
suburb; the other is YiZhuang, situated along the highway connecting Beijing to Tianji in the 
southeastern suburb. Both study areas have experienced rapid development since the 
comprehensive reform and opening up (Figure 6.12).  
 
 
Figure 6.12. Expansion map of Beijing city and the study area. Source: The 
transportation plan of Beijing’s 11
th





In Changping, most of the local residents used to be farmers. In 1998, the construction of 
the Badaling Highway toward the Great Wall from Beijing was finished, allowing citizens 
from downtown Beijing to easily visit the Great Wall and Ming Tombs in the ChangPing area. 
The development of tourism and the convenient transportation situation were the main 
reasons for the development of this township. 
On the other hand, the Beijing Economic-Technological Development Area (BDA) is 
located in the YiZhuang area, a southeastern suburb of Beijing. The BDA is one of the 
National Economic and Technological Development Zones supported by the Chinese central 
government. Since 1992, the YiZhuang area has attracted a lot of foreign and domestic 
investment, and has become one of the high-tech industry and advanced manufacturing bases 
of the Beijing-Tianjin development corridor. 
 
6.5.3.  Characteristics of migrant families in suburban Beijing 
6.5.3.1  Income level, ownership of housing and occupation 
The Yizhuang area had a higher percentage of high-income households than the 
Changping area (Tables 6.1 and 6.2). The percentage of respondents with incomes exceeding 
20000 CNY was 7% in Yizhuang and 3.6% in Changping. The percentage of low-income 
families was also relatively smaller in Yizhuang than in ChangPing. Since there are many 
large factories that provide formal jobs in Yishuang, a large part of the migrant population 
there seems to have obtained formal jobs. According to the survey, 37% of respondents in 




workers was relatively high (35%), the proportion of small private businesses, recognized as 
an informal sector, was also large. 
 
In addition, a large percentage of household heads were reported to engage in informal 
jobs. In ChangPing, 16% of the population was unemployed, much higher than in Yizhuang 
(7%). In both Yizhuang and ChangPing, average reported income of respondents was 
4908CNY and 6520CNY, respectively, which was lower compared to the average income of 
the Beijing population. 
Table6.1: Income levels in the two study areas 
Income level Household in 
Changping 
Percentage:% Household in 
Yizhuang 
Percentage:% 
￥0-1500 42 15.1 28 12.6 
￥1500-5000 165 59.4 71 32 
￥5000-20 
000 
53 19 88 39.6 
More than 
￥20 000 
18 6.5 35 15.8 
Total 278 100 222 100 
￥1=US$0.16 
Source: Questionnaire survey. 
 
Furthermore, in both study areas, the education background of the household head was 
generally not very high. About 39% of total respondents, however, had a final diploma higher 




high-income jobs because of their high academic background. Many creative industrial 
companies have located in the new satellite towns of Beijing such as Yizhuang. They offer 
good job opportunities. However, the people who come from the countryside tend to migrate 
to Beijing without any promise of employment. Even if they have a relatively high 
educational background and skills, most of them tend to engage in low-income jobs at first. 
Most of those in the new industrial area are engaged in low-income jobs.  
 
Figure 6.13: Breakdown of occupations: (a) Changping area; (b) Yizhuang area 
6.5.3.2  Size of household 
Survey results indicated that 63% of respondents had more than two children. Although 
China has implemented a very strict family-planning policy, migrants’ households, on average, 
tend to have more children and more dependent family members. Once household heads find 
jobs in Beijing, they usually bring their children there. The education standards in Beijing are 
much higher than those in the towns from which the migrants come. In general, migrants have 




is an important factor in social mobility. Therefore, many migrants want to settle in Beijing 
permanently, and to adapt to the local community. When the second generation grows up, 
they will not have a different accent that indicates their origins and sometimes makes them a 
target of social discrimination. Due to migrants’ hardworking ethic and high educational 
background, many second-generation migrant offspring obtain increasingly good jobs. 
However, more children mean more pressure. In China, although all local residents receive 
compulsory education (primary and junior high school), migrants do not. In general, they 
must pay higher tuition fees in order for their children to attend the local school.   
6.5.3.3  Housing ownership 
The basic housing style in China is apartment buildings. In both Yizhuang and 
Changping, the rents for apartments are much cheaper than in central Beijing. For the people 
coming to Beijing without good skills and education, suburban areas may be a good place to 
begin elevating their livelihood and social status. 
The price of housing in the suburban areas, however, is still still too high for most 
migrant families. In both Yizhuang and Changping, 75% of respondents lived in rental 
housing. Although there is a great deal of new housing construction in the Beijing suburbs, 
there is a shortage of apartment houses such as 1DK or LDK, which are affordable for 
migrants. Many migrants, therefore, have to live in cheap rental apartments, or share standard 
apartments with other migrants (Table 6.2). 
In the 1990s, many poor migrants chose to live in the urban villages, most of which were 




rooms with others and live in the Beijing suburbs. Room sharing is one common idea for 
migrants. In general, migrant room sharing is a way to reduce the rent per family. For 
example, 2LDK is the most popular room sharing in the Beijing suburbs. Each family has a 
private space (bedroom) and shares the living room, the kitchen and the bathroom.   
Many respondents strongly aspired to purchase commercial housing in suburban Beijing. 
During the 1990s, ‘get money in city and consumption in the hometown’ was the main 
mind-set of migrants. This has already changed. Present migrants have a very high desire to 
stay in Beijing. They work very hard, and have a clear goal—to bring their families to the 
Beijing so that they can enjoy city life. This is totally different from the old type of migrants 
in the 1990s (Hou, 2007). 
















11 24 26 19 80(16%) 
Purchased more 
than two houses 
2 4 11 6 23(4.6%) 
Will purchase 
housing soon 
2 4 10 6 22(4.4%) 
Total 70(14%) 236(47.2%) 141(28.2%) 53(10.6%) 500(100%) 
￥1=US$0.16 
Source: Questionnaire survey. 
 
6.5.3.4  Main reason for moving to present residence 




Beijing. About 72.2% of all respondents in the two study areas replied employment as the 
most important reason for their migration. 
Following jobs, 18% of respondents replied the education of their children was the most 
important reason. This result supports the general understanding that migrants generally have 
a strong desire to give their children a higher education. In addition, 8% of respondents 
replied private business opportunity was their reason for moving, with businesses judged to 
be small self-employed businesses from the results of the occupational structure mentioned 
earlier. On the other hand, it is noted that none of respondents pointed to a medical condition 
as a rationale. Medical services in Beijing are expensive and inconvenient for the migrant 
families. Due to the housing registration system, the migrants are not able to benefit from the 
local medical Insurance.  
 
Figure 6.14: Most important factors for migration to Beijing 
 
6.5.3.5  Work Commute  




places. The distribution of respondents’ residences were as follows: the zone within 4th ring 
road, 28%; the zone between 4th ring road and 6th ring road, 51%; and the zone outside the 
6th ring road, 21%. This result is consistent with the point mentioned earlier that many 
migrants presently live in suburbs. On the other hand, 66% of residents work in the zone 
between 4th ring road and 6th ring road; 20% within the 4th ring road, and 14% outside of the 
6th ring road. These results indicate that the zone between 4th and 6th ring roads was the 
main zone of housing and work for migrants. However, there are many migrants who 
commute beyond this zone; for example, about 8% of respondents commuted from inner side 
of the 4th ring road to the intermediate zone between 4th and 6th ring roads (Table 3). 
Moreover, there were respondents who commuted from the inside zone of the 4th ring road to 
the outside of 6th ring road, although not many.  
Table 6.3: Locations of workplaces and dwelling place 
Location of 
workplace 















 ring road 

















13 29 28 70(14%) 
Total 141(28%) 257(51%) 102(20%) 500(100%) 





Table 6.4 presents the distance and duration of respondents’ commutes. Most used public 
transportation for commuting to work. However, it took a relatively long time, on average. 
More than half of respondents reported a commuting time of more than half an hour. 
Moreover, 13% of respondents spent an hour or more on their commute. The public 
transportation system is considered to be very cheap and convenient.  
On the other hand, due to their low-income level, very few of the migrants could afford 
to purchase a private car. Only 41 respondents (8%) reported their main means of commuting 
was by bicycle, motorcycle or on foot. 
 
Table 6.4 the commuting measure and commuting time 
Commuting 
measure 
Commuting time Total 
Within 
15min 





23 106 209 51 389(77.8%) 
Private car 1 21 36 12 70(14%) 
Bicycles,Motorcycl
es or On foot 
6 26 7 2 41(8.2%) 
Total 30(6%) 153(30.6%) 252(50.4%) 65(13
%) 
500(100%) 
Source: Questionnaire survey. 
 
6.6.  Conclusion 




remarkable level of urban development has taken place in Beijing. The population of Beijing 
metropolitan area tripled from 1990 to 2010. In particular, suburban areas have developed 
tremendously. Based on the facts discussed in the preceding sections, we highlight the 
following findings related to the spatial expansion of the Beijing metropolitan area and the 
socioeconomic characteristics of migrants: 
1) Beijing has experienced a rapid population growth since the Reform and 
Opening-up policy. The urban population of Beijing had remarkable growth over 
the previous 32 years: 8,715,000 in 1978, 13,636,000 in 2000, and 19,979,000 in 
2010. A large part of this population increase was due to the increase in migrants. 
2) From 1988 to 2005, a remarkable decrease of agricultural land can be seen in the 
Beijing suburban area. In the area between the fourth and sixth ring roads, 
agricultural land decreased from 48% in 1988, to 8% in 2005.  
3) Although the expansion of the built-up area was relatively limited in the north and 
west areas of Beijing in the 1980s, it has occurred in all directions since the 1990s. 
Moreover, in the 1980s, the development plan of Beijing city focused on the 
construction of symbolic buildings. The necessary infrastructure was constructed to 
meet the daily needs of the public. After that, in the 1990s, the local government 
turned more toward large-scale development projects in both inner and other areas 
of Beijing city. The new development zones and the high-tech industry base were 
constructed in the suburban area, surrounded by the new type of commercial 
housing built by developers. After 2000, the speed of development and construction 




was seen on a large scale. 
4) Through this large-scale residential development in Beijing, the areas of green space 
rapidly increased, from 3% in 1988 to 14% in 2005. Developers tried to include 
large areas of green space inside residential areas in order to attract consumers from 
locally and from other parts of China.  
5) In the 1980s and 1990s, the migrant workers engaged in primary and secondary 
industries, with most simple, unstable, temporary, unskilled and low-income jobs; 
they lived in the shanties, temporary buildings and Illegal buildings located in the 
urban villages. After the 2000s, new migrants had higher educational backgrounds, 
and were more competitive in terms of obtaining a stable job in a suburban area. 
They tried to rent commercial housing, instead of urban villages, and had a strong 
desire to purchase the housing in Beijing. However, survey results indicated that 63% 
of respondents have more than two children, and the income level of most migrants 
remains low. Compared with local residents, migrants are unable to benefit from 
social welfare, and bear more of the load of their children’s upbringing due to 
having more children. At the same time, the price of housing in Beijing rose 
dramatically. As a result, the migrants still have poor living conditions compared 
with the local residents, and a large number choose room sharing, together with 





Chapter 7: Conclusion 
7.1 Main findings in this dissertation 
Since the comprehensive reform and opening-up started in the first half of the 1990s, a 
remarkable level of urban development has taken place in Beijing. With the disintegration of 
the unit yard system and the introduction of a new land distribution policy, a remarkable 
demolition-reconstruction process could be seen in the inner areas. On the other hand, 
large-scale suburban expansion driven by real estate development was also evident in the 
Beijing suburban area. Following the remarkable transformation of urban land use, social and 
economic characteristics changed significantly. Based on the facts discussed in the previous 
chapters, we can summarize main findings in this dissertation as follows: 
a) Physical transformation in the inner and suburban areas of Beijing 
1) We developed a new method for making land use classifications using remote 
sensing analysis, based on the shadows of buildings and green space. The results of 
the classification very clearly showed a demolition-reconstruction process in the 
inner areas of Beijing. Unit yards were transformed into high-rise buildings. In 
China, the most popular housing style is currently the high-rise apartment. Based on 
this method, it is possible to classify different land use types in China. This method 
will also be valuable in further research, especially under limited data. 
2) In Beijing city, a remarkable reconstruction process has been witnessed in the inner 
area since the reform and opening up, especially after 1992. The main driving force 




residential buildings. The construction of high-rise buildings started from beyond 
the second ring road, and then expanded outward gradually; it was distributed 
throughout the area within fifth ring road by the 2000's.  
3) From 1988–2005, there was a remarkable decrease in agricultural land in the 
Beijing suburban area. In the area between the fourth and sixth ring roads, 
agricultural land decreased from 48% in 1988 to 8% in 2005.  
4) Although the expansion of the built-up area was relatively limited in the north and 
west areas of Beijing in the 1980s, it has occurred in all directions since the 1990s. 
Moreover, in the 1980s, the development plan of Beijing city focused on the 
construction of symbolic buildings. Infrastructure necessary to meet the daily needs 
of the public were arranged. In the 1990s, however, the local government turned 
more toward large-scale development projects in inner and other areas of Beijing 
city. The new development zones and high-tech industry bases were constructed in 
the suburban areas, surrounded by the new type of commercial housing built by 
developers. After 2000, the speed of development and construction significantly 
increased, and residential development of suburban areas was seen on a large scale. 
5) Through this large-scale residential development in Beijing, the areas of green space 
rapidly increased, from 3% in 1988 to 14% in 2005. Developers tried to include 
large areas of green space inside residential areas in order to attract consumers from 
local and other regions. 
b) The development of new business centers 




centers. Land redistribution of the CBD area was accomplished by the score system 
with public auction. Most of those who obtained the right to develop in the CBD 
core area were state-owner insurance companies. Although residential buildings 
were also constructed with the mixed land use development plan, many housing 
spaces are leased to companies as offices. 
2) Many offices of domestic and multinational companies agglomerated in the CBD. 
Offices vary in size, activity, main customers, and establishment period. It was the 
prestige of a CBD address that many companies valued most in choosing their 
office location. Following this, high availability of offices, high quality of 
infrastructure and agglomeration of supporting services were evaluated as important 
advantages of the CBD. In addition, most offices in the CBD were small or mid-size 
offices.  
c) The social and economic characteristics of migrants living in suburban Beijing 
1) Beijing has experienced rapid population growth since the reform and opening-up 
policy. The urban population of Beijing has witnessed remarkable growth over the 
previous 32 years: 8,715,000 in 1978, 13,636,000 in 2000, and 19,979,000 in 2010. 
A large part of this population increase was due to the increase in migrants. 
2) According previous studies, in the 1980s and 1990s, migrant workers engaged in 
primary and secondary industries, and most had simple, unstable, temporary, 
unskilled and low-income jobs. They lived in shanties, temporary and illegal 
buildings located in urban villages. After the 2000s, however, new migrants had 




stable job in a suburban area. They tried to rent commercial housing instead of 
living in urban villages, and had a strong desire to purchase housing in Beijing. 
However, questionnaire survey results indicated that 63% of respondents had more 
than two children, and that the income level of most migrants remained low. 
Compared with local residents, migrants were unable to benefit from social welfare, 
and bore more of the load of their children’s upbringing due to having more children. 
On the other hand, the price of housing in Beijing rose dramatically. As a result, the 
migrants had poor living conditions compared with local residents, and a large 
number chose room sharing, together with public transportation for their commute 
to work.   
7.2 Prospects for the future 
After over 30 years of reform and opening up, especially after the 2008 Beijing Olympic 
Games, Beijing aims to become an excellent world city. Beijing has caught up with the 
economic level of western countries. 
However, Beijing is seeking to secure energy and water resources in response to rapid 
population growth. The South-to-North water diversion and West-East natural gas 
transmission projects are proceeding to alleviate the resource demand pressures. But Beijing 
will face more challenge in the future; these include air pollution, urban polarization, and the 





Figure 7.1 The greater Beijing plan 2004–2020 
Source: Beijing municipal commission of urban planning 
Figure 7.1 shows the greater Beijing plan for 2004–2020. This master plan was presented 
by the Beijing municipal commission of urban planning in 2004. In the plan, two axes and 
two development belts can be seen; the Beijing metropolitan region extends beyond the scope 
of the 16800 km2 to cover 70000 km2 of neighboring cities. The two axes run east-west and 
north-south, crossing at central Beijing. The two belts are the western ecological belt and the 
eastern development belt. There are multiple centers from a system of towns and cities. The 
three major new towns in the suburb of Beijing are Shunyi New Town, Tongzhou New Town 
and Yizhuang New Town. 
In the old central area, redevelopment will continue. Large-scale residential areas will be 
developed in the suburbs and in satellite towns such as Tongzhou and Huangcun. Moreover, a 
manufacturing base will be developed at Shunyi New Town, and a comprehensive service 




set up a high-tech development center. These new towns are planned to grow into the cities 
with populations between 700,000–900,000 by the year 2020. 
On the other hand, the integration project of Beijing-Tianjin-Hebei (BTH) was published 
in 2015. Under this plan, a more convenient inter-city highway will be constructed in the 
BTH megacity region. It was also decided to begin a joint project for prevention air pollution 
and control of air quality. 
Under the BTH project plan, Beijing city will transfer part of its industry to the 
surrounding area for the development of high-end equipment manufacturing, new energy 
industries, an airport economy, modern logistics and other industries. A large number of 
administrative institutions, universities, research institutes and medical facilities will also be 
moved to the suburbs, and more than five million people are expected to migrate to the 
surrounding cities following this relocation and development of industries and urban 
facilities. 
In conclusion, we anticipate that Beijing will continue to transform its spatial structure 
and to expand largely beyond the present urbanized area. The megacity region in which 
Beijing plays the role of prominent nucleus will still appear in future. It is, however, 
necessary for Beijing local government to work on environmental considerations to improve 
not only the built up environment, but also the quality of life of citizens (including migrants) 








                                                        
i
 Kublai Khan ordered the construction of Dadu (or Daidu to the Mongols, commonly known as 
Khanbaliq), a new capital for his Yuan dynasty to be located adjacent to the Jurchen Jin ruins in 
1264(Beijing – Historical Background, The Economist., 2007) 
 
ii
 Yongle Emperor was the fourth son of the first Emperor of Ming, he waged the war of ‘Jingnan 
Incident’ , replace his nephew (Jianwen Emperor) and became the Emperor of China. When he 
was a prince, his fief located in Beijing area. 
 
iii
 Beijing master plan was made by Beijing Municipal Institute of City Planning & Design (BICP), 
approved by the State Council. BICP is an institution affiliated to Beijing Municipal Commission 
of Urban Planning and responsible for the formulation of various urban and rural plans. As 
approved by the Ministry of Construction of China, BICP is a grade A planning and Design 
organization and aims to provide the services for Beijing municipal government’s macro 




 Group purchasing or group buy offers products and services at significantly reduced prices on 
the condition that a minimum number of buyers would make the purchase. Origins of group 
buying can be traced to China where 團購 (tuángòu) or team buying was executed to get 
discount prices from retailer when a large group of people was willing to buy the same item. 
(https://en.wikipedia.org/wiki/Group_buying) 
Since the commercial housing policy was introduced, the China’s state-owned enterprises 
periodically group buy the housing as a benefit. For example, PetroChina spent RMB 2.06 billion 
to purchase 8 residential buildings in Chaoyang district in 2009. The housing price of the group 
purchase was more than RMB 9,000/m
2
, which was far lower than the market price of RMB 
2,3000/m
2
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